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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  7 August 2007

Chief Officer:  Development Control Manager

1.        SUBJECT OF REPORT

APPLICATIONS FOR DETERMINATION RE PLANNING PERMISSION, LISTED BUILDING CONSENT/CONSERVATION AREA CONSENT, LOCAL AUTHORITY APPLICATIONS, CROWN APPLICATION OR CONSENT TO FELL PROTECTED TREES

(i)
Executive Summary

(ii)
Individual Applications

2.        INTRODUCTION

2.1
The attached report contains two sections.  The first section (yellow sheets) contains a summarised list of all applications to be considered at the Committee and the time at which the application will be heard.  Applications for Committee consideration have been identified in accordance with Council Standing Orders and delegations.

2.2
The second section comprises individual detailed reports relative to the applications 

           to be considered.

2.3
These are set out in a standard format including the details of the application and 

relevant planning site history, representations/comments received arising from publicity and consultations, the officers assessment and recommendation, with suggested conditions or reasons for refusal, as appropriate.

2.4
Where the Committee considers that a decision contrary to the recommendation of    

the Head of Planning and Regeneration may be appropriate then consideration of the application may be deferred for further information

2.5
Where a Legal Agreement is required by the Committee, the resolution will be 

“Mindful to Permit Subject to a Legal Agreement being completed”, combined with a delegation to the Head of Planning & Regeneration.

3.         IMPLICATIONS ARISING FROM REPORT

3.1       Planning Policy

These are set out separately in each individual application report.

3.2      Sustainability

Effective planning control concurs with the basic principle of sustainable development in that it assists in ensuring that development meets the needs of the present without compromising the ability of future generations to meet their own needs.  Through the development control system, the Council can enable environmental damage to be minimised and ensure that resources are used efficiently and waste minimised.  Particular sustainability issues will be highlighted in individual reports where appropriate.

3.3      Equal Opportunities

All applications are considered on their merits having regard to Government guidance, the policies of the adopted Unitary Development Plan (UDP) and other factors relevant to planning and in a manner according to the Development Control Code of Conduct for officers and members as set out in the Council’s Standing Orders.

Planning permission in the vast majority of cases is given for land not to an individual, and the personal circumstances of the applicant are seldom relevant.

In particular however, the Council has to have regard to the needs of people with disabilities and their needs are a material planning consideration.  Reference will therefore, be made to any such issues in the individual application reports where appropriate

Furthermore, the Council also attempts wherever possible/practical to apply good practice guidance published in respect of Race and Planning issues.

3.4     Finance

A refusal of planning permission can have financial implications for the Council where a subsequent appeal is lodged by the applicant in respect of the decision or if a case of alleged maladministration is referred to the Local Government Ombudsman or a Judicial Review is sought through the Courts.

In all cases indirect staff costs will be incurred in processing any such forms of ‘appeal’.

However, there is no existing budget to cover any direct costs should any such ‘appeal’ result in ‘costs’ being awarded against the Council.  These would have to be found by way of compensatory savings from elsewhere in the Planning Services budget.

Reference:   6/00/00/CM



Mrs B Smith

Date:

1 September 2005


Development Control Manager

______________________________________________________________________________

FOR FURTHER INFORMATION ON THIS REPORT CONTACT:

Mrs B J Smith



TELEPHONE :- 01422 392216

Development Control Manager (Planning Services)

DOCUMENTS USED IN THE PREPARATION OF THIS REPORT:

1.
Planning Application File (numbered as the application show in the report)

2.
Secretary Of State For Communities And Local Government
3.
Calderdale UDP (including any associated preparatory documents)

4.
Related appeal and court decisions

5.
Related planning applications

6.
Relevant guideline/good practice documents

DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

Planning and Regeneration Services, Northgate House, Halifax HX1 1UN.

NON EXEMPT DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

Regeneration & Development Directorate, Planning and Regeneration Services, Northgate House, Halifax

Twenty-four hour’s notice (excluding holidays and weekends) may be required in order to make material available.

Telephone 01422 392237 to make arrangements for inspection.

List  of  Applications at Committee 7 August 2007

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	07/00575/REM
	Land At Rochdale Road/Dyson Lane/

Stead Lane

Ripponden

Sowerby Bridge

West Yorkshire
	Boundary fence alterations on Dyson Lane (Amended Details)
	Ryburn


	7 - 12



	
	
	
	
	
	

	15.00
	07/00753/FUL
	Garden Of The Willows

Green Lane

Shelf

Halifax
	Construction of ten detached houses, plots 3-12 - modified proposal
	Northowram And Shelf


	13 - 22



	
	
	
	
	
	

	15.00
	07/00858/FUL
	Garden Of The Willows

Green Lane

Shelf

Halifax
	Modified house type plots 1 & 2 (garden room added)
	Northowram And Shelf


	23 - 31



	
	
	
	
	
	

	15.00
	07/00758/HSE
	50 Clay Pits Lane

Pellon

Halifax

HX1 4QS
	Change of use of garage to family room (Retrospective)
	Warley


	32 - 37



	
	
	
	
	
	

	15.30
	07/00888/FUL
	Lower Horley Green Farm

Horley Green Road

Halifax

West Yorkshire

HX3 6AS
	Revised scheme to approval 05/01548 (conversion of barn to three dwellings) incorporating garages, additional doors and artificial slate roof
	Northowram And Shelf


	38 - 44



	
	
	
	
	
	

	15.30
	07/01039/FUL
	Land Adj. Oak Cottage West

Bacup Road

Todmorden
	Construction of one proposed detached dwelling (modification to original scheme)
	Todmorden


	45 - 54



	
	
	
	
	
	

	15.30
	07/01197/FUL
	Land Adjacent To Walker Bridge Off

Walker Lane

Sowerby Bridge


	Construction of five dwellings (2 semi-detached & 1 detached)
	Sowerby Bridge


	55 - 64




	
	
	
	
	
	

	15.30
	07/20099/TPO
	Field Adj

Sandy Dyke Lane

Triangle

Sowerby Bridge
	Fell two trees (Tree Preservation Order)
	Ryburn


	65 - 69



	
	
	
	
	
	

	18.00
	07/00162/FUL
	Central Jamia Mosque

49 Rhodes Street

Halifax

West Yorkshire

HX1 5DE
	Ground and first floor extension to accommodate the existing facilities including private study & library facilities
	Park


	70 - 76



	
	
	
	
	
	

	18.00
	07/00549/OUT
	Site Of Moorlands And Stonegarth

Kirk Lane

Hipperholme

Halifax
	Proposed residential development including demolition of 2 existing dwellings and garage (Outline)
	Hipperholme And Lightcliffe


	77 - 86



	
	
	
	
	
	

	18.00
	07/01111/COU
	3rd Floor

10 Wards End

Halifax

West Yorkshire

HX1 1BX
	Private hire office (advance booking office only) with ancillary parking on land adj 1St. John's Lane and to the north of the Drill Hall, Union Street
	Town


	87 - 93



	
	
	
	
	
	

	18.00
	07/01117/FUL
	48 School Lane

Illingworth

Halifax

HX2 9QW
	Installation of ATM
	Illingworth And Mixenden


	94 - 99



	
	
	
	
	
	

	18.30
	07/01167/FUL
	Land At Ten Acres

Wadsworth Lane

Hebden Bridge

HX7 8DL
	Installation and construction of storage building
	Calder


	100 - 106



	
	
	
	
	
	

	18.30
	07/01309/HSE
	9 - 11 Falling Royd

Hebden Bridge

West Yorkshire

HX7 8NT
	Increase in roof height to create 1st floor extension to rear (revised scheme to 06/02457)
	Calder


	107 - 113




	
	
	
	
	
	

	18.30
	07/01392/REM
	Land At Castle Hill

Halifax Road

Todmorden

OL14 5TD


	Removal of condition 4 (Widening of Woodhouse Road) on (Outline) planning permission 06/01062/REM
	Calder


	114 - 121



	
	
	
	
	
	



+      Head of Engineering Services recommends Refusal

$      Head of Engineering Services requests that conditions be applied

___________________________________________________________________________














SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 01

Application No:
07/00575/REM

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:

Boundary fence alterations on Dyson Lane (Amended Details)

Location:

Land At Rochdale Road/Dyson Lane/ Stead Lane   Ripponden  Sowerby Bridge  

Applicant:

Charles Church Yorkshire

Recommendation:
Permit

Head of Engineering Services  Request:

  

Parish Council Representations:


Yes Objections

Representations:


 
      
Yes

Departure from Development Plan:

No
 
  
 
       


Consultations:

Engineering Services - Network Section 

Ripponden Parish Council 

Description of Site and Proposal

The proposed fence is located along the western side of the upper part of Dyson Lane adjacent to part of the new Charles Church housing development in Ripponden.

The proposal is for a 1.5m high feather edged lapped timber fence stained dark brown on the eastern boundary of plots 25 and 26 in the new development and would replace the existing 2m fence. The fence line is located on top of a stone wall that forms the boundary between the housing site and Dyson Lane.

Relevant Planning History

Condition 14 attached to reserved matters approval 02/00801 and condition 10 attached to reserved matters approval 03/01968 for the new housing development both required that no fences should be erected along the Dyson Lane frontage of the site unless otherwise agreed in writing by the Local Planning Authority in the interests of visual amenity. 

Nevertheless, the developers proceeded to erect a 2m high solid timber fence with a bright orangey brown finish without prior approval. The Council then received a complaint about its appearance and overbearing nature and the developers were asked to submit a formal planning for a reduced scale fence to regularise the situation.
Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	S4 Urban and Rural Design

	PPG No.
	

	PPS No.
	3 Housing

	UDP Designation
	Primary Housing Area

Wildlife Corridor



	UDP Policies
	BE1 General Design Guidance

BE2 Privacy, Daylighting and Amenity Space


Publicity/ Representations:

The initial application and the amended details were advertised by site notice and neighbour notification. Comments were received from the occupier of one of the new dwellings affected by the proposed change and was supported the local MP Chris McCafferty.

Summary of points raised:

· the existing fence that has been erected provides necessary security and prevents children possibly falling down on to Dyson Lane

· neither the fence initially proposed nor the revised design is adequate and the existing fence should be retained

· there is a similar fence just to the north that has been in existence for some time and further down Dyson Lane a large banking has been erected – why is this fence alone considered overbearing?

· safety and security should not be compromised in an attempt to appease some local residents

Parish Council Comments

The Parish Councils are consulted on all applications in their areas. Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

“The Parish Council objects to this application on the grounds that the fence will serve no purpose – the area would be better served by being planted out by trees.”

Assessment of Proposal

Principle

It is accepted that some form of boundary treatment to the gardens of the new houses needs to be erected for security and safety reasons. This should, however, have an acceptable appearance and should not have an overbearing impact on the street-scene or the existing dwelling across Dyson Lane in accordance with the conditions attached to the extant planning permissions.

Materials and Design

The applicants initially proposed a 0.9m high post and rail fence along the boundary with Dyson Lane to overcome complaints that had been received about the appearance of the existing 2m high close-boarded fence. However, the occupier of one of the 2 new dwellings affected by the proposal objected on the basis that the fence would not provide any security and would be dangerous given the level difference between the garden area and Dyson Lane. 

As a compromise the applicant has proposed to erect a 1.5m dark stained solid timber fence, which would have a reduced impact compared to the existing fence whilst still providing safety and security for the occupiers of the new houses. 

Whilst it is acknowledged that the fence would still have an impact on the appearance of Dyson Lane, it is considered that the revised proposal provides an acceptable compromise between the needs of the householders and public amenity concerns. As such, no objections are raised to the proposal with regard to RUDP Policy BE1.

Highways Considerations

The Head of Engineering Services has no objections to the design of the fence on highway safety grounds.

CONCLUSION

The proposal is considered acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above, and there are no material considerations to outweigh the presumption in favour of such development.

Beverley Smith

Development Control Manager

Date: 9th July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Paul Akroyd
            (Case Officer) on Tel No:  392229

or

Bev Smith
             (Senior Officer) on Tel No: 392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the amended plans A, B and C received by the Local Planning Authority on 16th May 2007.
3.
Within 1 month of the date of its erection the fence shall be treated with a dark coloured preservative or paint and shall be so retained thereafter.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and to ensure compliance with Policy BE1 of the Replacement Calderdale Unitary Development Plan.
3.
In the interests of visual amenity and to ensure compliance with Policy BE1 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 02
Application No:
07/00753/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Major Team


Proposal:
Construction of ten detached houses, plots 3-12 - modified proposal
Location:
Garden Of The Willows  Green Lane  Shelf  Halifax  West Yorkshire
Applicant:
Conroy Brook (Developments) Ltd & Ambassador Prospects Ltd
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes

Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Education Services 
West Yorkshire Police Access Liaison Officer 
Yorkshire Water Services Ltd 
Environment Agency  
Description of Site and Proposal

The site is situated to the north of Green Lane and currently has permission for twelve detached dwellings of two-storey height with additional living accommodation in the roof space. The twelve dwellings are to be served by a new single access point on the southern boundary of the site. The application number for this approval is 05/01701/FUL).

This application is for an amended scheme of plots three to twelve. The massing of the houses at the rear has being reduced to allow for a larger rear garden area, some of the window positions have changed slightly, with a few extra windows placed in the side aspects, which are mostly for non-habitable room windows. The design and siting of plots 11 to 12 is to be changed slightly to allow for an amended turning circle to the northern most point of the site.

Relevant Planning History

The history to the site is highly relevant to the application.

An outline application (03/00034/OUT) for 6 dwellings was refused planning permission in March 2003 on the grounds that the site was considered to be a Green Field Site and the density did not satisfy PPG3 guidelines. However, planning permission was granted on appeal, for outline residential development in June 2004 (03/01007/OUT) where the inspector accepted that the site was Brown Field and was in line with PPG3 and that a suggested density of 15 dwellings was acceptable.

Then a new FUL application was submitted in 2005 for twelve dwellings and this was subsequently approved by planning committee (No 05/01701/FUL).

A further application has also been submitted to slightly amended plots one and two (No 07/00858/FUL).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H1- Distribution of Additional Housing

H2- Sequential Approach to the Allocation of Housing Land 

	PPS/ PPG No


	3- Housing

	RCUDP Designation
	Primary Housing Area

	RCUDP Policies


	H2- Primary Housing Areas

H10- Density of Housing Developments

BE1- General Design Criteria

BE2- Privacy, Daylighting and Amenity Space

BE4- Safety and Security Considerations

BE5- The Design and Layout of Highways and Accesses

T18- Maximum Car Parking Guidelines

NE21- Trees and Development Sites

EP10- Development of Sites with Potential Contamination.

CF1- Co-ordination of Schools and Housing.




Publicity/ Representations:

The application has been advertised by means of site and press notice and neighbour notifications 3 letters of objection, have been submitted.

Summary of points raised:

· The access will result in a blind turn in and out of the development.

· The development has too many houses crammed onto the site.

· The council already has sufficient existing permissions to meet local housing need.

· The builder has at the eleventh hour realised that access to the site is a major problem, but at the same time wants to allocate more space for gardens of the dwellings, in order to maximise sale value.

· The proposed solution does not solve the problem, the houses at the bottom of development are too near the road obscuring visibility of exit and entry

· The buildings are out of character with the area.
Assessment of Proposal
Principle

The site is within an area that is designated as a Primary Housing Area within the 2006 Replacement Calderdale Unitary Development Plan, and therefore the proposal is considered to be acceptable in principle by policy H2 of the Replacement Calderdale Unitary Development Plan. This policy establishes that proposals for new housing on previously developed land within these Primary Housing Areas would be supported providing that there is no unacceptable environmental, traffic, amenity or other such problems are created and that the overall quality of the housing area is not harmed and is where possible is enhanced.

Notwithstanding the support from the RUDP, PPS3 along with the Regional Spatial Strategy are also material considerations in an application of this nature. PPS3 places a strong emphasis on new housing taking place on previously developed sites (i.e Brown Field Sites as oppose to Green Field Sites. The site was already established as a Brown Field Site by the planning inspector within the 03/01007/OUT application. The application is also favoured by policies H1 and H2 of the RSS, which also state that development should take, place on previously developed land.

Therefore in view of all of the above and bearing in mind that the history of the site and that the principle of a residential use on the site has already being established the proposal is considered to be acceptable in principle.

Density
PPS3 and also policy H10 of the RUDP states that Local Planning Authorities should encourage housing development that makes a more efficient use of land i.e. between 30 to 50 dwellings per hectare. The application site measures approximately 0.41 hectares and proposes 12 dwellings. This works out a density of 29 dwellings per hectare and that is below that stated in PPS3 and policy H10 but density at this level has already being established in the 2005 application.

Residential Amenity

Policy BE2 of the RUDP states that development proposals should not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants and should provide adequate privacy, daylighting and private amenity space for existing and prospective residents and other occupants.

The alterations to the scheme do not appear to significantly affect the space about dwellings distances from the previous application in 2005. The only difference is that the rear of the houses has being reduced in massing by 1.3 metres, which has lead to larger rear gardens.

There have being slight changes to the window positions and the introduction of some new windows but these are to non-habitable rooms and will not cause any further privacy issues.

The distance between the front elevations within the site range from 15 metres to 18 metres with elevations comprising both main and secondary aspect windows. Whilst within Annex A, a preferable distance is of 21 metres between main aspect windows this distance was considered to be acceptable under the previous permission and therefore it is still considered to be acceptable now.

The design of plots eleven and twelve has changed slightly, but the distances between aspect windows are still the same. There are two small secondary windows to the lounge however in the side aspect of plot twelve that would only be 2metres away from the side aspect of plot 11. These are not the main source of light and no third party dwellings would be effected by the proposal. Therefore providing that a condition is placed requiring these windows to be obscure glazed, there would not be considered to be any impact upon privacy.

The amended scheme is to improve the size of the gardens and therefore the proposal is considered to provide an adequate level of amenity space.

Therefore in view of all of the above the proposal is considered to be acceptable in terms of policy BE2.

Design and Materials

Policy BE1 of the RUDP states that development proposals should make a positive contribution to the quality of the existing environment or at the very least, maintain that quality by means of high standards of design. Where feasible development should respect or enhance the established character and appearance of existing buildings and the surroundings in terms of layout, scale, height, density, form, massing, siting, design, materials and landscaping. 

The application site itself is relatively isolated on the northern side of Green Lane with open land to the north, east and west. However to the immediate south of the site is a small residential scheme in the form of a cull-de-sac in the form of a cull-de-sac. Further to the west of the application site are more residential properties. There are a mix of housing types in the wider area including detached, semi-detached and bungalows. The design of the dwellings 2 storey is considered to be in keeping with the immediate area. The materials proposed stone for the walls and artificial blue slates are considered to be appropriate for the area.

Education

Policy CF1 states that as far as is reasonable the council will seek to ensure that school facilities and housing developments are properly co-ordinated. New housing would only be acceptable in areas where the provision of school places either existing or with enhancement can meet increased demand resulting form the housing development.

The same applies as with the 2005 application in that at present there are surplus places at both levels in the area, and no contribution will be required.

Highway Considerations

Policies BE5 and T18 seek to ensure that the design and layout of highways and accesses are such to allow the safe and free-flow of traffic in the interests of highway safety and that a satisfactory level of off-street parking is provided.

The access is the same, as has previously being approved, the only difference here is the turning area has changed slightly. The Head of Engineering raises no objection to the proposal subject to similar conditions that were placed in 2005.

The proposal is therefore seen to comply with policies BE5 and T18.

Trees and Landscaping

Policy N21 of the RUDP states that where trees are located on or adjacent to development sites development proposals would be permitted providing that trees are retained which are identified as worthy of retention and replacement tree planting if required is undertaken.

There are a number of trees located adjacent to the eastern and western boundaries, on the adjoining sites, and in the northern section of the site. The applicant proposed some replacement tree planting in the 2005 application and this was seen to be acceptable.

The proposal is therefore acceptable in relation to policy NE21.

Land Contamination

Policy EP10 states that development will be permitted on sites where there is minor contamination or a slight possibility of contamination, but any permission will be conditional to ensure that the applicant carries out a site contamination survey and prepares and supplies to the council a report outlining the results of the survey and identifying any remediation measures that are required.

The applicant has now submitted all the required information for which was required to discharge the contaminated land report on the 2005 application.

Crime Prevention

Policy BE4 of the RUDP states that the design and layout of new development should address the safety and security of the people and property, and reduces the opportunities for crime.

The West Yorkshire Police Architectural Liaison Officer has requested that a condition should be placed to address crime prevention.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development. 

Beverley Smith

Development Control Manager

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Gina Buckle
(Case Officer)    on Tel No:  392266

Or

Beverley Smith
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Before the development hereby permitted begins, a detailed scheme showing a revised junction, including footways, onto Green Lane shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented in full prior to the first occupation of any of the dwellings and shall be permanently retained as such thereafter.
5.
The building construction works shall not begin until the new vehicular access has been laid out and constructed to base course in accordance with a scheme which shall first have been submitted to and approved in writing by the Local Planning Authority. The access shall be completed in accordance with these details before any of the dwellings are first occupied and shall be permanently retained thereafter.
6.
No dwellings shall be occupied until the garaging and off-street parking facilities shown on the submitted plans serving the dwellings have been constructed, surfaced, sealed and made available for the occupiers and visitors to the dwellings and shall be permanently retained for such use thereafter.
7.
The access, parking and servicing areas shown on the submitted plan shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be retained as such thereafter.
8.
The development shall not begin, other than that required for the formation of the site access until vehicle cleaning equipment has been installed at the exit from the site. Such equipment shall be used so as to prevent the deposit of mud, building waste and other such materials onto the highway at any time during the duration of the development, from vehicles leaving the site.
9.
The development shall not begin until details of the treatment of all boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
10.
The development shall not begin nor shall any construction materials, plant or machinery be brought onto the site until a chestnut paling fence of a minimum 1 metre height or such other fencing as may otherwise be agreed in writing by the Local Planning Authority, has been erected in a continuous length at least 1 metre beyond the outer edge of the crown spread of the trees shown as being retained on plan 04/252/23. This fencing shall be retained until the completion of the development and no materials, plant or equipment shall be stored, no bonfires shall be lit nor any building or excavation works of any kind shall take place within the protective fencing.
11.
With the exception of any trees specifically shown on the permitted plans to be felled, or as may otherwise be agreed in writing by the Local Planning Authority, no trees on the site shall be lopped, topped, uprooted, felled, wilfully damaged or destroyed. Any tree so damaged, felled or destroyed without such approval within 5 years of the completion of the development shall be replaced before the end of the following planting season with a tree (of a size and species, in a position to be approved in writing by the Local Planning Authority) which shall be so retained thereafter.
12.
The site shall be developed with separate systems of drainage for foul and surface water on and off site.
13.
No piped discharge of surface water from the application site shall take place until works to provide a satisfactory outfall for surface water have been completed in accordance with details to be submitted and approved by the Local Planning Authority before development commences.
14.
No development shall take place until details of the proposed means of disposal of foul water drainage, including details of any balancing works and off-site works, have been submitted to and approved by the Local Planning Authority.
15.
Unless otherwise approved in writing by the Local Planning Authority, no buildings shall be occupied or brought into use prior to the completion of the approved foul drainage works.
16.
The development shall not begin until details of measures to be taken to address crime prevention have been submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before any part of the development is brought into use.
17.
Notwithstanding the provisions of Part 4, Class A of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995, before construction works commence, details shall be submitted for the written approval of the Local Planning Authority in respect of the provision of a contractors compound and staff car parking area within the site.  Such details shall include the provision of protective fencing to the boundaries of the construction site.  The details so approved shall thereafter be implemented in advance of construction works commencing and shall be retained for the duration of construction works unless otherwise agreed in writing by the Local Planning Authority.
18.
The lounge windows in the side elevation of the dwelling at plot 12 hereby permitted shall be glazed in obscure glass (in accordance with details which shall first have been submitted to and approved in writing by the Local Planning Authority) prior to the first occupation of the dwelling and shall be so retained thereafter.
Reasons 

1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.

2.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.

3.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.

4.
In the interests of highway safety and to ensure compliance with policy BE5 of the Replacement Calderdale Unitary Development Plan.

5.
In the interests of highway safety and to ensure compliance with policy BE5 of the Replacement Calderdale Unitary Development Plan.

6.
To ensure that adequate off-street parking is available for the development and to ensure compliance with policies BE5 and T18 of the Replacement Calderdale Unitary Development Plan.

7.
In the interests of highway safety and to ensure compliance with Policy BE5 of the Replacement Calderdale Unitary Development Plan.

8.
In the interests of highway safety and to ensure compliance with Policy BE5 of the Replacement Calderdale Unitary Development Plan.

9.
In the interests of amenity and privacy and to ensure compliance with policy BE2 of the Replacement Calderdale Unitary Development Plan.

10.
To protect the trees during the course of construction of the development in the interests of visual amenity and to ensure compliance with policy NE21 of the Replacement Calderdale Unitary Development Plan.

11.
To safeguard the visual amenity provided by the retained trees on the site and to ensure compliance with policy NE21 of the Replacement Calderdale Unitary Development Plan.

12.
To ensure proper drainage of the site.

13.
To ensure proper drainage of the site.

14.
To ensure proper drainage of the site.

15.
To ensure proper drainage of the site.

16.
In order to reduce the risk of crime and to comply with Policy BE4 of the  Replacement Calderdale Unitary Development Plan.

17.
To ensure that adequate off-street parking is available during the construction period and in the interests of visual amenity.

18.
In the interests of the privacy of neighbouring occupiers and to ensure compliance with policy BE2 of the Replacement Calderdale Unitary Development Plan.

SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 03
Application No:
07/00858/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Modified house type plots 1 & 2 (garden room added)
Location:
Garden Of The Willows  Green Lane  Shelf  Halifax  West Yorkshire
Applicant:
Conroy Brook (Developments) Ltd & Ambassador Prospects Ltd
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Description of Site and Proposal

The site is situated to the north of Green Lane and currently has permission for twelve detached dwellings of two-storey height with additional living accommodation in the roof space. The twelve dwellings are to be served by a new single access point on the southern boundary of the site. The application number for this approval is 05/01701/FUL.

This application is for an amended scheme for plots one and two. The height of plot one has increased by lifting the eaves by 0.5 metres, and there will be the addition of a garden room to plot two which will involve a small extension to the dwelling which will be 2 metres by 4 metres and will be placed on the rear elevation.

Relevant Planning History

The history to the site is highly relevant to the application.

An outline application 03/00034/OUT) for 6 dwellings was refused planning permission in March 2003 on the grounds that the site was considered to be a Green Field Site and the density did not satisfy PPS3 guidelines. However, planning permission was granted on appeal, for outline residential development in June 2004 (No 03/01007/OUT) where the inspector accepted that the site was Brown Field and was in line with PPS3 and that a suggested density of 15 dwellings was acceptable.

Then a FUL application was submitted in 2005 for twelve dwellings and this was subsequently approved by planning committee (No 05/01701/FUL). A subsequent application has also being submitted to amend plots 3-12 (No 07/00753/FUL).

Key Policy Context:
	Regional Spatial Strategy 

For Yorkshire and the Humber


	H1- Distribution of Additional Housing

H2- Sequential Approach to the Allocation of Housing Land.

	PPS/ PPG No


	3- Housing

	RCUDP Designation


	Primary Housing Area

	RCUDP Policies


	H2- Primary Housing Area

H10- Density of Housing Developments

BE1- General Design Criteria

BE2- Privacy, Daylighting and Amenity Space

BE4- Safety and Security Considerations

BE5- The Design and Layout of  Highways and Accesses

T18- Maximum Car Parking Guidelines

NE21- Trees and Development Sites

EP10- Development of Sites with Potential Contamination.


Publicity/ Representations:

The application has been advertised by means of a site and press notice  and neighbour notification one letter of objection have been submitted.

Summary of points raised:

· The houses at plots one and two are already extremely close to the boundary wall and fence leaving hardly any room for a useful space at the rear.

· From a security point of view the occupants will be very vulnerable, as Green Lane being a rural route is used by locals and walkers but also provides thieves ample opportunities to commit break- ins.

· The developers appear not to have thought out their designs and are now amending on a regular basis.

· The exit onto Green Lane from The Willows may also cause problems because of the position of plot one being so close to the wall  particularly if the garden room is added, drivers will have to edge out to see past this with potential for accidents particularly at school times.

Assessment of Proposal

Principle

The site is within an area that is designated as a Primary Housing Area within the 2006 Replacement Calderdale Unitary Development Plan and therefore the proposal is considered to be acceptable in principle by policy H2 of the Replacement Calderdale Unitary Development Plan. This policy establishes that proposals for new housing on previously developed land within these Primary Housing Areas would be supported providing that there is no unacceptable environmental, traffic, amenity  or other such problems are created and that the overall quality of the housing area is not harmed and is where possible enhanced.

Notwithstanding the support from the RUDP, PPS3 along with the Regional Spatial Strategy are also material considerations in an application of this nature. PPS3 places a strong emphasis on new housing taking place on previously developed sites (i.e. Brown Field Sites as oppose to Green Field Sites. The site was already established as a Brown Field Site by the planning inspector within the 03/01007/OUT application. The application is also favoured by policies H1 and H2 of the RSS, which state that development should take place on previously developed land.

Therefore in view of all the above and bearing in mind the history of the site and that the principle of a residential use on the site has already being established the proposal is considered to be acceptable in principle

Density

PPS3 and also policy H10 of the RUDP states that Local Planning Authorities should encourage housing development that makes a more efficient use of land i.e. between 30 to 50 dwellings per hectare. The application site measures approximately 0.41 hectares and proposes a total of  12 dwellings in all . This works out a density of 29 dwellings per hectare and that is below that stated in PPS3 and policy H10 but as a density at this level has already being established in the 2005 application.

Residential Amenity

Policy BE2 of the RUDP states that development proposals should not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants and should provide adequate privacy, daylighting and private amenity space for existing and prospective residents and other occupants.

The alterations to the scheme do not appear to significantly affect the space about dwellings distances from the previous application in 2005. The only difference is that the height of plot one is to be increased by 0.5 metres and then plot two will have a small extension for a garden room.

There have being slight changes to the window positions and the introduction of some new windows but these are to non-habitable rooms and will not cause any further privacy issues.

The distance between the front elevations within the site range from 15 metres to 18 metres with elevations comprising both main and secondary aspect windows. Whilst within Annex A, a preferable distance is of 21 metres between main aspect windows. this distance was considered to be acceptable under the previous permission and therefore it is still considered to be acceptable now.

There is  still seen to be adequate provision of amenity space provided with the two dwellings, and there are not considered to be any new issues with regards to privacy or overlooking by these minor alterations.

Therefore in view of all of the above the proposal is considered to be acceptable in terms of policy BE2.

Design and Materials

Policy BE1 of the RUDP states that development proposals should make a positive contribution to the quality of the existing environment or at the very least, maintain that quality by means of high standards of design. Where feasible development should respect or enhance the established character and appearance of existing buildings and the surroundings in terms of layout, scale, height, density, form, massing, siting, design, materials and landscaping. 

The application site itself is relatively isolated on the northern side of Green Lane with open land to the north, east and west. However to the immediate south of the site is a small residential scheme in the form of a cull-de-sac. Further to the west of the application site are more residential properties. There are a mix of housing types in the wider area including detached, semi-detached and bungalows. The design of the 2 storey dwellings is considered to be in keeping with the immediate area. The materials proposed stone for the walls and artificial blue slates are considered to be appropriate for the area.

Education

Policy CF1 states that as far as is reasonable the council will seek to ensure that school facilities and housing developments are properly co-ordinated. New housing would only be acceptable in areas where the provision of school places either existing or with enhancement can meet increased demand resulting form the housing development.

The same applies as with the 2005 application in that at present there are surplus places at both levels in the area, and no contribution will be required.

Highway Considerations

Policies BE5 and T18 seek to ensure that the design and layout of highways and accesses are such to allow the safe and free-flow of traffic in the interests of highway safety and that a satisfactory level of off-street parking is provided.

The access is the same, as has previously being approved. The Head of Engineering raises no objection to the proposal subject to similar conditions that were placed in 2005.

The proposal is therefore seen to comply with policies BE5 and T18.

Trees and Landscaping

Policy N21 of the RUDP states that where trees are located on or adjacent to development sites development proposals would be permitted providing that trees are retained which are identified as worthy of retention and replacement tree planting if required is undertaken.

There are a number of trees located adjacent to the eastern and western boundaries, on the adjoining sites, and in the northern section of the site. The applicant proposed some replacement tree planting in the 2005 application and this was seen to be acceptable.

The proposal is therefore seen to be acceptable in relation to policy NE21.

Land Contamination

Policy EP10 states that development will be permitted on sites where there is minor contamination or a slight possibility of contamination, but any permission will be conditional to ensure that the applicant carries out a site contamination survey and prepares and supplies to the council a report outlining the results of the survey and identifying any remediation measures that are required.

The applicant has now submitted all the required information for which was required to discharge the contaminated land report on the 2005 application.

Crime Prevention

Policy BE4 of the RUDP states that the design and layout of new development should address the safety and security of the people and property, and reduces the opportunities for crime.

The West Yorkshire Police Architectural Liaison Officer has requested that a condition should be placed to address crime prevention.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development. 

Beverley Smith

Development Control Manager

Date: 

Further Information
Should you have any queries in respect of this application report, please contact in the first instance:-

Gina Buckle
(Case Officer)    on Tel No:  392266

Or

Beverley Smith
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Before the development hereby permitted begins, a detailed scheme showing a revised junction, including footways, onto Green Lane shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented in full prior to the first occupation of any of the dwellings and shall be permanently retained as such thereafter.
5.
The building construction works shall not begin until the new vehicular access has been laid out and constructed to base course in accordance with a scheme which shall first have been submitted to and approved in writing by the Local Planning Authority. The access shall be completed in accordance with these details before any of the dwellings are first occupied and shall be permanently retained thereafter
6.
No dwellings shall be occupied until the garaging and off-street parking facilities shown on the submitted plans serving the dwellings have been constructed, surfaced, sealed and made available for the occupiers and visitors to the dwellings and shall be permanently retained for such use thereafter.
7.
The access, parking and servicing areas shown on the submitted plan shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be retained as such thereafter.
8.
The development shall not begin, other than that required for the formation of the site access until vehicle cleaning equipment has been installed at the exit from the site. Such equipment shall be used so as to prevent the deposit of mud, building waste and other such materials onto the highway at any time during the duration of the development, from vehicles leaving the site.
9.
The development shall not begin until details of the treatment of all boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
10.
The development shall not begin nor shall any construction materials, plant or machinery be brought onto the site until a chestnut paling fence of a minimum 1 metre height or such other fencing as may otherwise be agreed in writing by the Local Planning Authority, has been erected in a continuous length at least 1 metre beyond the outer edge of the crown spread of the trees shown as being retained on plan 04/252/23. This fencing shall be retained until the completion of the development and no materials, plant or equipment shall be stored, no bonfires shall be lit nor any building or excavation works of any kind shall take place within the protective fencing.
11.
With the exception of any trees specifically shown on the permitted plans to be felled, or as may otherwise be agreed in writing by the Local Planning Authority, no trees on the site shall be lopped, topped, uprooted, felled, wilfully damaged or destroyed. Any tree so damaged, felled or destroyed without such approval within 5 years of the completion of the development shall be replaced before the end of the following planting season with a tree (of a size and species, in a position to be approved in writing by the Local Planning Authority) which shall be so retained thereafter.
12.
The site shall be developed with separate systems of drainage for foul and surface water on and off site.
13.
No piped discharge of surface water from the application site shall take place until works to provide a satisfactory outfall for surface water have been completed in accordance with details to be submitted and approved by the Local Planning Authority before development commences.
14.
No development shall take place until details of the proposed means of disposal of foul water drainage, including details of any balancing works and off-site works, have been submitted to and approved by the Local Planning Authority.
15.
Unless otherwise approved in writing by the Local Planning Authority, no buildings shall be occupied or brought into use prior to the completion of the approved foul drainage works.
16.
The development shall not begin until details of measures to be taken to address crime prevention have been submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before any part of the development is brought into use.
17.
Notwithstanding the provisions of Part 4, Class A of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995, before construction works commence, details shall be submitted for the written approval of the Local Planning Authority in respect of the provision of a contractors compound and staff car parking area within the site.  Such details shall include the provision of protective fencing to the boundaries of the construction site.  The details so approved shall thereafter be implemented in advance of construction works commencing and shall be retained for the duration of construction works unless otherwise agreed in writing by the Local Planning Authority.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan. 

2.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
3.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
4.
In the interests of highway safety and to ensure compliance with policy BE5 of the Replacement Calderdale Unitary Development Plan.
5.
In the interests of highway safety and to ensure compliance with policy BE5 of the Replacement Calderdale Unitary Development Plan.
6.
To ensure that adequate off-street parking is available for the development and to ensure compliance with policy BE5 and T18 of the Replacement Calderdale Unitary Development Plan.
7.
To ensure proper drainage of the site.
8.
In the interests of highway safety and to ensure compliance with  of the Replacement Calderdale Unitary Development Plan.
9.
In the interests of amenity and privacy and to ensure compliance with policy BE2 of the Replacement Calderdale Unitary Development Plan.
10.
To protect the trees during the course of construction of the development in the interests of visual amenity and to ensure compliance with policy NE21 of the Replacement Calderdale Unitary Development Plan.
11.
To safeguard the visual amenity provided by the retained trees on the site and to ensure compliance with policy NE21 of the Replacement Calderdale Unitary Development Plan.
12.
To ensure proper drainage of the site.
13.
To ensure proper drainage of the site.
14.
To ensure proper drainage of the site.
15.
To ensure proper drainage of the site.
16.
In order to reduce the risk of crime and to comply with Policy BE4 of the  Replacement Calderdale Unitary Development Plan.
17.
To ensure that adequate off-street parking is available during the construction period and in the interests of visual amenity.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 04
Application No:
07/00758/HSE

Ward:
 Warley



  Area Team:
 Householder & Trees Team


Proposal:
Change of use of garage to family room (Retrospective)
Location:
50 Clay Pits Lane  Pellon  Halifax  West Yorkshire  HX1 4QS
Applicant:
Mr R Hussain
Recommendation:
Permit
Head of Engineering Services  Request:

  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Description of Site and Proposal

The site is an end terrace within a new residential development on the site of the former Asda supermarket.  It is located within a residential area and is at the head of a courtyard, which comprises of a mixture of styles of dwelling.  The approved plans showed the provision of a double garage within the site of 50 Clay Pits Lane, however this was initially used as a sales office while the development was under construction.  Condition 27 of the planning permission stated, “No dwelling shall be occupied until the relevant parking facilities shown on the drawing have been provided to the satisfaction of the Local Planning Authority.  The parking facilities so provided shall be retained as such thereafter.” and it is considered that the garage falls within this condition.

The building is currently being used as a family room with sliding patio doors in place of the garage doors and the proposal is to gain permission for this change of use.
Relevant Planning History

00/01511/OUT – Residential development (Outline). Permitted subject to a legal agreement on 6 December 2001

04/00848/RES – Residential development of 118 dwellings (including single, two storey, and three storey units) (Reserved matters pursuant to outline permission 00/01511). Permitted 19 July 2004

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H5 Making best use of existing housing stock

S3 Urban and Rural Renaissance

S4 Urban and Rural Design

	PPS/ PPG No


	PPS23 Contaminated Land

	RCUDP Designation


	Primary Housing Area

	RCUDP Policies


	H2 Primary Housing Areas


BE1 General Design Criteria
 
BE2 Privacy, Daylighting & Amenity Space

EP10 Dev’ment of sites with potential contamination

T18 Maximum Parking Allowances


Publicity/ Representations:

The application has been advertised by means of site notice and neighbour notifications

Two objections have been received.

Summary of points raised:

· Residents purchased their properties on the understanding this would be a garage and was only temporarily used as sales office for development

· Increased noise and inconvenience

· Concerns about future uses of the building

· Insufficient parking

· Not everyone in Cusworth Close were notified

Ward councillor comments:

Councillor Pearson requested that the application be heard at Planning Committee because the use of the detached building as living accommodation has replaced the garaging facilities for 50 Clay Pits Lane, leaving the dwelling with no garage or parking space of its own.  She also commented that as a separate dwelling it has no amenity space and there is no room for an extra dwelling on the site.

Assessment of Proposal

Principal

Policy H2 states that extensions of existing housing within Primary Housing Areas will be permitted, provided that they create no unacceptable environmental, amenity, traffic or other problems, and the quality of the housing area is not harmed, and wherever possible, is enhanced.

Residential Amenity

Policy BE2 states that development should not significantly affect the privacy, daylighting or amenity space of existing and prospective residents and other occupants.  Annex A sets out guidelines to help assess whether such impacts arise.

On the east elevation the building contains two sets of clear glazed patio doors, there is a distance of 37m between the east elevation and the adjacent dwellings.  The minimum distance between main aspect windows as recommended by Annex A of the Replacement Unitary Development Plan (RUDP) is 21m and it is considered that the privacy of the adjacent residents would not be affected.  

There are dwellings to the south and north of the site, which are perpendicular to the building.  Dwellings to the north, which fall within the 450 line from the patio doors, have garages at ground floor level and it is considered that they would not be affected by the proposal.  To the south there are dwellings that have main aspect windows to the ground floor.  These properties would fall within the 450 line and there would be a minimum distance of 10m, however the windows are at such an angle that there would not be a direct view into the rooms and the privacy of the residents would not be affected.

The south elevation contains a small subsidiary window in the centre.  There are no dwellings directly opposite this window but the living room window of No.2 Cusworth Close would partially fall within the 450 line at a distance of 16m.  The recommended distance between main and secondary aspect windows is 18m, the shortfall is considered acceptable as they are not facing habitable room windows and the view would be limited.

The north elevation contains a door.  The glass panel is obscure glazed and there is a minimum distance of 25m from adjacent dwellings, it is considered that the privacy of residents would not be affected.

The ward councillor raised the issue that if the garage were to be used as separate dwelling there would not be sufficient amenity space or room on the site.  The garage is to be used for the purpose of a family room in connection with the house and not as a separate dwelling and this is to be conditioned.

Visual Amenity

Policy BE1 states that development should contribute positively to the quality of the local environment or at very least, maintain that quality. Where feasible, development should:- 

respect the established character, retain features/views that contribute to the amenity of the area, retain a sense of local identity, should not intrude on key views/vistas, should not significantly affect privacy, daylighting & amenity of residents, should  incorporate trees/landscaping, should be energy efficient & consider security/crime prevention needs.

The building was approved by Planning Permission 04/00848/RES and the only alteration to the approved design is the replacement of the garage doors with patio doors, which are sliding panels with white UpVC frames.  The doors are considered to be in keeping with the character of the area as the frames of doors and windows in surrounding dwellings are white UpVC.  The building is considered acceptable in terms of Policy BE1.

Highway Considerations

Policy T18 states that the maximum parking allowances for all houses is 1 space per dwelling plus 1 additional space where parking is available within the curtilage of the dwelling.  The existing driveway provides space for two-parking spaces, in excess of those provided by the garage.  It is considered that the proposal would not adversely affect the provision of parking within the site.  Engineering Services were consulted and they have raised no objections.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverly Smith

Development Control Manager

Date: 27th June 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Claire Marshall (Case Officer) on Tel No:  392211

Or

Beverly Smith (Senior Officer) on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The family room hereby permitted shall only be used in connection with and incidental to the occupation of the existing dwelling and shall at no time be severed and occupied as a separate independent dwelling unit.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
The establishment of an independent residential unit would give rise to an over-intensive use of the site and lead to an unsatisfactory relationship between independent dwellings and to ensure compliance with Policy BE2 and T18 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 01
Application No:
07/00888/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Revised scheme to approval 05/01548 (conversion of barn to three dwellings) incorporating garages, additional doors and artificial slate roof
Location:
Lower Horley Green Farm  Horley Green Road  Halifax  West Yorkshire  HX3 6AS
Applicant:
Mr D Stubley
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Building Consultancy 
Yorkshire Water Services Ltd 
YEDL/NEDL 
Description of Site and Proposal

The application relates to a large stone built barn located in a group of former farm buildings on the east side of Horley Green Road on the fringe of the built up Claremount area.

The proposal is an amendment to planning permission 05/01548 and proposes using the lower ground floor level at the rear of the building as living space instead of integral garages. The scheme also incorporates three detached garages and three parking spaces located on the south side of the building.

Relevant Planning History

Planning permission 05/01548 was granted in December 2005 for the conversion of the building into three dwellings.

Planning permission has been refused during 2005 to develop the land to the north-east and south-east of the site for residential purposes (applications 05/00993 and 05/01547) on green belt and special landscape area grounds.
Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	P2  Green Belts

H4  Housing Size, Type and Affordability

	PPS No.
	3     Housing



	RUDP Designation
	Green Belt



	RUDP Policies
	NE1    Development Within the Green Belt

NE4   Conversion or Change of Use of Buildings    in the Green Belt

BE1    General Design Guidance

BE2    Privacy, Daylighting and Amenity Space

T18     Maximum Parking Allowances


Publicity/ Representations:

The application was advertised by site notice and neighbour notification and one letter of representation has been received from the Shibden Valley Society.
Summary of points raised:

· the windows in the north and east elevations have an unsatisfactory appearance

· it is not clear where the 6 parking spaces would be located

· the design does not show the chimneys referred to in the Design and Access Statement

Assessment of Proposal

Principle of Development 

The principle of development has been established by planning permission 05/01548. The development of detached garages to serve the new units is not considered to be contrary to green belt policy. 

As part of the current application the applicants have clarified the amount of re-building expected to be undertaken as part of the conversion works, which are considered to be in compliance with RUDP green belt Policy NE4.

Residential Amenity

The new large openings in the rear elevation (replacing the former garage doors) do not overlook any other property and so have no impact on residential amenity. Similarly, the detached garages have no significant impact on the new dwellings or the existing dwelling to the south of the site. As such, no objections to the proposals with regard to RUDP Policy BE2.

Materials, Layout and Design
The feature openings at basement level would replace the approved garage doors in the east elevation. These and other openings in the elevation have been reduced in size from the initial submission and the design is considered acceptable, particularly bearing in mind that the rear of the barn is not visible from Horley Green Road nor from any other dwelling and that the original building is of no architectural merit. 

With regard to the roof of the building the applicants state that the existing structure materials are in a poor condition and it is proposed to replace the existing natural stone slates with artificial stone slates and repair the structure as work proceeds. It is also proposed to omit the previously approved rooflights. It is acknowledged that second hand natural stone slates are difficult to source and that if the whole building was re-roofed in artificial stone slates it would have an acceptable appearance with regard to RUDP Policies BE1 and NE4.

The garages would incorporate a pitched roof and would be constructed in natural stone and artificial stone slates. Overall, the revised design of the barn and the design of the garages are considered acceptable with regard to RUDP Policy BE1.

Highways Considerations
Three garage spaces and three parking spaces are proposed to serve the 3 dwellings in the conversion scheme, which is considered to be an appropriate level of provision in this location and matches the provision in the previously approved scheme. The Head of Engineering Services has no objection to the proposed siting of the garages and parking spaces with regard to RUDP Policies BE5.

CONCLUSION

The proposal is considered acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above, and there are no material considerations to outweigh the presumption in favour of such development.

Beverley Smith

Development Control Manager

Date: 9th July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Paul Akroyd
            (Case Officer) on Tel No:  392229

or

Beverley Smith
      (Senior Officer) on Tel No: 3392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the Amended Plan B received by the Local Planning Authority on 11th July 2007.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the building without the prior written permission of the Local Planning Authority.
4.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the building and shall thereafter be retained.
5.
The development shall not begin until details and/or samples of the facing material which shall be of natural stone to match the existing building in colour, texture, coursing and method of pointing have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the  details/samples so approved, and shall be so retained thereafter.
6.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
7.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
8.
Before the development hereby permitted is first brought into use, a system of drainage shall be installed such that the development is drained using separate foul sewer and surface water drainage systems.  These shall thereafter be retained.
9.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
10.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a bat survey has been carried out by a properly qualified expert in accordance with a scheme of investigation which first shall have been submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in full accordance with any recommendations contained in the surveys.
11.
Before the development hereby permitted is first brought into use, the access, garaging and off-street parking facilities shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
12.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the garages shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of a private dwelling house) which would preclude the use for the housing of private motor vehicles.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and to ensure compliance with Policy NE4 of the Replacement Calderdale Unitary Development Plan.
3.
To safeguard the privacy and amenity of occupiers of neighbouring properties and to ensure compliance with BE1 and BE2 of the Replacement Calderdale Unitary Development Plan.
4.
In the interests of amenity and privacy and to ensure compliance with Policies BE1 and BE2 of the Replacement Calderdale Unitary Development Plan.
5.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies BE1 and NE4 of the Replacement Calderdale Unitary Development Plan.
6.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies BE1 and NE4 of the Replacement Calderdale Unitary Development Plan.
7.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies BE1 and NE4 of the Replacement Calderdale Unitary Development Plan.
8.
In the interests of pollution prevention and to ensure a satisfactory drainage system is provided and to ensure compliance with Policy EP14 of the Replacement Calderdale Unitary Development Plan.
9.
To ensure proper drainage of the site and to ensure compliance with Policy EP14 of the Replacement Calderdale Unitary Development Plan.
10.
In the interests of conservation and to protect the ecological species and in order to ensure compliance with Policy NE16IN of the Replacement Calderdale Unitary Development Plan.
11.
In the interests of highway safety and to ensure compliance with Policy BE5 of the Replacement Calderdale Unitary Development Plan.
12.
To secure a satisfactory standard of on-site parking provision in accordance with the Council's policies and in the interests of highway safety and to ensure compliance with Policy T18 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 02
Application No:
07/01039/FUL

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Construction of one proposed detached dwelling (modification to original scheme)
Location:
Land Adj. Oak Cottage West  Bacup Road  Todmorden    
Applicant:
Mr H Afzal
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


Yes No Objections
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Todmorden Town Council 
Description of Site and Proposal

The site forms part of the former garden area of Oak Cottage West, to the north side of Bacup Road west of Walsden. The land has been cleared and forms part of a long, relatively narrow site, adjacent to the site is a plot of land with planning approval for a dwelling and existing dwelling Oak Cottage West. 

The application proposes the construction of a detached four bedroom dwelling with accommodation over three floors. The L-shaped building features an integral garage with bedroom above. 

Relevant Planning History

The application site was originally the garden to Oak Cottage West, three dwellings were approved on the site, however, the site has since been subdivided into three plots. Outline application for siting and access (04/01075) for 3 dwellings, was refused in 2004 on the grounds of inadequate visibility afforded by the proposed access and failure to provide information to enable the implications of the development on the stability of the land to be properly considered.   A further outline application (04/01827) for 3 dwellings was approved at Planning Committee in February 2005. This resubmitted outline application reserved all matters for future approval and satisfactorily addressed the two earlier reasons for refusal.
Planning Permission (05/02467/FUL) was granted for the construction of one proposed detached dwelling on 28th June 2006.

Adjacent to this site has approval for a detached dwelling (05/01737/FUL), which was permitted at planning committee in October 2005, since this application, planning application (07/01038/FUL) for a revised design has been submitted and awaiting a decision. 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H1 Distribution of additional housing

	PPS/ PPG No


	PPS 3 Housing

	RCUDP Designation


	Primary Housing Area

Wildlife Corridor

	RCUDP Policies


	H2 
Primary housing areas 

H10    Density of Housing Developments

BE1 
General Design Criteria

BE2 
Privacy, Day lighting and Amenity Space

BE3    Landscaping

BE5 
The Design and Layout of Highways and 
Accesses

NE15
Development in Wildlife Corridors

NE21 Trees and Development Sites

EP11  Development on potentially unstable land

EP14 Protection of Groundwater

EP20   Protection from Flood Risk

T18
Maximum Parking Allowances


Publicity/ Representations:

The application has been advertised by means of press and site notice. Four letters of objection have been submitted. 

Summary of points raised:

· Plans do not show access road to Oak Cottage West (lease states 3m must be allowed at the front of this plot to give off road parking)

· Concern with stability and drainage, what are the plans to divert this water to the watercourse?

· Concern regarding the stability and strength of the retaining wall (photographs attached).

· Concern with regards to the non acceptance of conditions previously in relation to land stability issues

· Contrary to EP11 and in direct conflict with advice from consultants engaged by Council to review content and conclusion of previous report. 

Parish/Town Council Comments

The Parish/Town Councils are consulted on all applications in their areas.  Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

Todmorden Town Council – “Members recommend APPROVAL”

Assessment of Proposal

Principle

The application site is located within a Primary Housing Area as defined within the Replacement  Calderdale Unitary Development Plan (2006), and as such the first policy consideration would be policy H2.  The policy supports proposals for new housing provided that the land is previously developed and no unacceptable environmental, amenity traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible is enhanced.

This proposal satisfies the requirements of PPS3. The Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land by maximising the re-use of previously developed land.  The site previously formed part of the garden to Oak Cottage West, complying with guidance contained within PPS3. 

The application is for an amended design, therefore the principle of a residential dwelling on this site has already been established. 

Materials, Layout and Design
Policy BE1 of the Replacement RCUDP seeks development that contributes positively to the local environment through high quality design, respecting the established character of the area in particular scale, design, materials, appropriate landscaping, 

The revised application seeks an amended design to the original approved scheme. Whilst the overall design and appearance of the dwelling is similar to the approved scheme, alterations are sought to provide Julliette balconies on the front elevation, additional window on the south elevation, slightly enlarged footprint and alterations have been made to the rear elevation of the dwelling.  The building incorporates modern features, which includes a first floor julliette style balcony. The siting of the balcony has been positioned within the enclosed court yard area adjacent to the garage, the design and layout of the building is unique in relation to the immediate surroundings, therefore it is not considered that the introduction of the balcony would adversely affect the established character of the area. 
The design incorporates matching dormer windows to the front elevation, rear elevation and above the garage. The front elevation features prominent matching windows, which, together with the different ridge and gable heights, will add interest to the streetscene. The design is, therefore, appropriate and, with the use of appropriate materials, will respect the established character of the area.
Residential Amenity

Policy BE2 seeks to ensure that proposals respect the privacy and day lighting of occupants of adjoining properties.  The development meets the requirements of this policy and as such should not adversely affect the level of light received by, or unacceptably overlook, any of the surrounding properties. 

With regard to Policy BE2, the blank side elevation of the garage of the proposed dwelling will be approximately 16.5m from 89 Bacup Road to the south. The front elevation will be 21m away and as the relationship is main to main, this is an acceptable distance.  The side south eastern elevation of the proposed dwelling (which contains windows to non-habitable rooms and obscure glazed high window to serve a secondary room) will be approximately 9m from the nearest (secondary) windows in Oak Cottage West.  

The side north western elevation of the proposed dwelling (which contains windows to a kitchen and dining room) will be 7m from the blank south eastern elevation of the dwelling approved on Plot 2. There is a shortfall of 2m with regard to the kitchen window but it is noted that these latter two windows are secondary and other larger windows serve the dining rooms. In the circumstances (1.2m close boarded fences are proposed to side boundaries), it is not considered that the proposal will compromise the amenity of either existing or future residents in terms of privacy or overlooking. 

Highway Considerations
Policy BE6 of the Replacement Calderdale Unitary Development Plan expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety whilst policy T18 seeks to ensure that adequate provision of off-street car parking to serve the development.

The dwelling is to be accessed from a joint access drive off Bacup Road, the proposal seeks to provide a turning area, off street parking space and an integral garage. The Head of Engineering Services has considered the proposal and raised no objection, subject to four conditions relating to the provision of access and turning facilities. Notwithstanding the details on the submitted plan, a fifth condition prevents the formation of a separate pedestrian access onto Bacup Road.
Environmental Health

Policy EP4 seeks to ensure the protection of noise sensitive developments which are proposed adjacent to noise disturbance from existing development.  The Head of Environmental Health has considered the proposal and raised no objections. 

Tree issues

Policy NE21 seeks to retain trees, which are worthy of protection, and protects the trees to be retained. Replacement tree planting, appropriate layout of development and distance between proposed excavations needs to be taken into consideration. Policy BE3 requires, where appropriate, high quality hard and soft landscaping schemes to be submitted with the application.  

A landscaping scheme has been submitted alongside this application, which provides details of tree planting (grey alder, common hawthorn and crab apple) and shrub planting is to be provided. The proposed plantings are considered to be acceptable in relation to the streetscene. Conditions have been attached to ensure the landscaping details are implemented. 

Drainage

Policy EP14 ensures ground and surface water are protected. Applicants need to demonstrate that adequate foul and surface water drainage infrastructure is available to serve the proposed development and that ground and surface water is not adversely affected.

Additional information has been submitted in relation to the treatment of ground and surface water, negotiations are currently taking place between the applicant and Head of Engineering Services in relation to existing land drainage. Conditions have therefore been attached to ensure satisfactory details are submitted in relation to surface water and foul drainage. 

Land Stability

Policy EP11 of the Unitary Development Plan seeks to ensure a land stability report is submitted to assess the nature and scale of any stability problems and identify measures to overcome the problems. Whilst the site is not located as unstable land within the Unitary Development Plan it is considered due to the topography of the site and the proposed excavations a land stability report is required to assess the proposed dwelling.  

The agent has submitted a ground investigation and slope stability assessment of the site which has been carried out by an appropriately qualified person (F.G.S).  Within the report conclusions in relation to the land stability and various recommendations were suggested. A condition has been attached to ensure that all measures identified under these provisions shall be implemented as the development proceeds and shall be completed before any part of the development is brought into use.  A number of conditions were attached to the previous consent and these must be replicated, the conditions relate to details of ground levels, foundation design, retaining walls and the removal of permitted development rights.

Wildlife Corridor

The site is within a Wildlife Corridor, policy NE15 seeks to retain the integrity of the Wildlife Corridors and it is not considered that the proposed dwelling would impact on the movement of species along the corridor.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverly Smith

Development Control Manager

Date: 19.07.07

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Debbie Chew
(Case Officer)    on Tel No:  392224

Or

Beverley Smith 
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The development shall not begin until plans of the site showing details of the existing and proposed ground levels, proposed floor levels, levels of any paths, drives, garages and parking areas and the height of any retaining walls within the development site have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in complete accordance with the details so approved and shall be so retained thereafter.
3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A and E of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
4.
The development shall not begin until a site investigation and assessment  has been carried out by a properly qualified and experienced expert(s) able to demonstrate relevant specialist experience in the assessment and evaluation of unstable land.  The findings of the investigation shall be submitted in writing to the Local Planning Authority before development commences. Such investigations shall identify the nature and extent of any unstable land and indicate such remedial measures as are necessary to ensure land stability in the area, within the site and beyond as a result of the proposed development.  All measures identified under these provisions shall be implemented as the development proceeds and  shall be completed before any part of the development is brought into use.
5.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
6.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land and details of any to be retained, has been submitted to and approved in writing by the Local Planning Authority.
7.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the dwelling  or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
8.
The building construction works shall not begin until the access has been laid out and constructed to base course.  The access shall be completed before the development is first occupied and shall be retained thereafter.
9.
Before the development is first brought into use, the parking and turning areas to be used by vehicles shall be constructed, surfaced, sealed and drained such that surface water does not drain onto the adjacent highway and shall be retained thereafter.
10.
The access shall have a gradient not exceeding 5% for the initial 5 metres and 10% thereafter.
11.
The building construction works shall not begin until sight lines of 2.4 metres x site frontage have been provided at the centre point of the access at its junction with the existing highway and these shall be kept free of any obstruction to visibility exceeding 600mm in height thereafter.
12.
Notwithstanding the details on the approved plan, no separate pedestrian access shall be formed onto Bacup Road at any time.
13.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the side elevations without the prior written permission of the Local Planning Authority.
14.
The development shall not begin until details of the treatment of all boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
15.
Before development begins, any existing drains, sewers or watercourses on the site shall be located and a scheme for the prevention of damage to, and exclusion of dry or waterborne contaminants and debris from, these systems during the construction period  shall have been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented and maintained during the construction period.
16.
Surface water and foul drainage shall be separated on site and if consent to discharge surface water to a combined sewer is obtained, foul and surface water shall be inter-connected in a chamber at the site boundary before discharge to the receiving sewer (or drain in the case of indirect connection). These arrangements shall thereafter be retained.
17.
Prior to commencement of any works on site full details of the foul and surface water drainage for the development (including existing systems to be re-used) shall be submitted to and approved in writing by the Local Planning Authority.  Details submitted should include all appropriate consents and agreements plus plans, long sections, hydraulic calculations and percolation tests where appropriate. The details so approved shall be implemented prior to the first operation of the development and retained thereafter.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
To ensure that the works are carried out at suitable levels in relation to adjoining properties and highways in the interests of visual amenity and to ensure compliance with Policies H2, BE1 and EP11 of the Replacement Calderdale Unitary Development Plan.
3.
To enable the Local Planning Authority to retain control over such development in the interests of the stability of the site and to ensure compliance with Policy EP11 of the Calderdale Unitary Development Plan.
4.
For the avoidance of doubt and to ensure compliance with policy EP11 of the Replacement Calderdale Unitary Development Plan.
5.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies H2 and BE1 of the Replacement Calderdale Unitary Development Plan.
6.
In the interests of visual amenity and to ensure compliance with Policies H2 and BE3 of the Replacement Calderdale Unitary Development Plan.
7.
In the interests of amenity and to help achieve a satisfactory standard of landscaping and to ensure compliance with Policies H2 and BE3 of the Replacement Calderdale Unitary Development Plan.
8.
In the interests of highway safety and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
9.
In the interests of highway safety and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
10.
In the interests of highway safety and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
11.
In the interests of highway safety and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
12.
In the interests of highway safety and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
13.
To safeguard the privacy and amenity of occupiers of neighbouring properties and to ensure compliance with Policies H2 and BE2 of the Replacement Calderdale Unitary Development Plan.
14.
In the interests of amenity and privacy and to ensure compliance with Policies H2 and BE2 of the Replacement Calderdale Unitary Development Plan.
15.
In the interests of pollution prevention and to ensure a satisfactory drainage system is provided and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
16.
To ensure proper drainage of the site and in the interests of pollution prevention and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
17.
To ensure proper drainage of the site and in the interests of pollution prevention and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 03
Application No:
07/01197/FUL

Ward:
 Sowerby Bridge



  Area Team:
 Upper Calder


Proposal:
Construction of five dwellings (2 semi-detached & 1 detached)
Location:
Land Adjacent To Walker Bridge Off  Walker Lane  Sowerby Bridge  West Yorkshire  
Applicant:
Bridgehomes Development Ltd
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation Sport & Streetscene - Countryside Section 
Recreation, Sport And Streetscene - Forestry Officer

Environment Agency 
British Waterways 
Description of Site and Proposal

The application site consists of a vacant, rectangular shaped piece of land on the north side of the Canal. The site is steep and slopes upwards to the north, where there is a row of terraced dwellings at Summerland Terrace.  Beyond the canal to the south there are some commercial industrial premises and there is also a major retaining wall, which divides the application site from the Canal, and there is another major retaining wall diving Summerland Terrace from the site.  

The application seeks approval for two semi-detached dwellings and one detached dwelling with integral garages. 

Relevant Planning History

Planning Application 07/00167/FUL for the construction of three pairs of semi detached

houses was refused on 3rd April 2007on the grounds of privacy and inadequate parking

and manoeuvring provision

Planning Permission was approved (03/02155/FUL) for a Block of four, three storey

dwellings and one detached three storey dwelling all with lower level integral garages 

Planning Permission (03/01558/FUL) was refused for a Block of four, three storey dwellings and one detached three storey dwelling, all with lower level integral garages, the application was refused due to the site being considered Greenfield. 

Outline Planning Application (02/01372/OUT) for residential development was withdrawn.
Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H1 Distribution of additional housing

	PPS/ PPG No


	PPS 3 Housing

	RCUDP Designation


	Primary Housing Area

Wildlife Corridor

	RCUDP Policies


	H2 
Primary housing areas 

H10    Density of Housing Developments

BE1 
General Design Criteria

BE2 
Privacy, Day lighting and Amenity Space

BE5 
The Design and Layout of Highways and 
Accesses

NE15
Development in Wildlife Corridors

EP11 Development on potentially unstable land

EP14 Protection of Groundwater

EP20   Protection from Flood Risk

T18
Maximum Parking Allowances


Publicity/ Representations:

The application has been advertised by means of  two site notices and neighbour notification letters. Five letters of objection have been submitted.

Summary of points raised:

· During construction period, developer encountered problems with bedrock, height of building would be higher than approved

· Increase in height of buildings would affect existing dwellings, overshadowing and privacy issues

· Houses will be visible from Summerland Terrace (living room, decking area), concern regards to privacy (roof lights)

· Depreciation of house value

· Concern new builds would affect water pressure of existing dwellings

· Loss of trees during previous construction works (contrary to conditions within 03/02155/FUL)

· Access, parking and road safety, site is too small to accommodate housing and attendant traffic movements within the site. 

· Plans do not show footpath through the site

· Increase traffic in two already congested junctions and in AQMA 

· Grade II Listed Building was burned down in recent years opposite the proposed site. 

· Land stability issues, hillside has a history of subsidence

· Excavation of land has already occurred prior to planning permission

· Construction works have already affected wildlife (including bats)

· Public Footpath is now unusable

Assessment of Proposal

Principle
The application site is located within a Primary Housing Area as defined within the Replacement Calderdale Unitary Development Plan (2006), and as such the first policy consideration would be policy H2.  The policy supports proposals for new housing provided that the land is previously developed and no unacceptable environmental, amenity traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible is enhanced.

This proposal satisfies the requirements of PPS3. The Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land by maximising the re-use of previously developed land. The proposal site consists of cleared open land assessed under the previous permission as ‘brownfield land’.

The previous planning permission [03/02155] has established the principle of planning permission for 5 dwellings on this site, therefore the principle of the development is considered to be acceptable.

Density

With regards to density, PPS3 seeks to ensure the most efficient use of land by maximising the re-use of previously developed land and the conversion and re-use of existing buildings. Annex C of PPS3 states within a suburban location, density range should be between 35-55 dwellings per hectare. Policy H10 of the Unitary Development Plan states new housing developments shall be constructed at a minimum net density of at least 30 dwellings per hectare except where special circumstances justify a lower density, which includes the character of the site itself. The policy states in appropriate locations higher densities of development will be expected including in and around the main town centres.
The application site is approximately 0.09 hectares in size and the proposal equates to a density of 55.6 dwellings per hectare.  The density of the site is considered to be acceptable within this location.

Materials, Layout and Design

Policy BE1 of the Replacement RCUDP seeks development that contributes positively to the local environment through high quality design, respecting the established character of the area in particular scale, design, materials, appropriate landscaping, 

The dwellings within close proximity of the proposed development comprise of terraced dwellings.  The design is considered to be acceptable and not detrimental to the character of the locality.  The proposed height of the dwellings are considered to be in keeping with the character of the area as there are some 3 / 4 storey high terraced dwellings adjacent to the site. 

The scale and massing of the proposal is not too dissimilar to the previous permission, and the submitted level differences show that the proposed dwellings will be set further down than the existing land level, in order to reduce its visual impact over the adjacent dwellings to the north, which are only about 7.5 metres from the proposed rear elevations. The pitched roof design accords with these adjacent buildings. The proposed materials are natural blue slate and artificial stone, providing the stone is good quality and is in keeping with the surroundings, the use of the materials are acceptable in relation to the character of the area and the existing row of terraced dwellings located to the north of the site at Summerland Terrace.  

Amenity space is not provided with the proposal, although it was also not provided with the previous permission. Whilst designed as family units [3 bedrooms], amenity space is not a common characteristic of the immediate area.

The overall design and appearance of the proposed dwellings are considered to be acceptable and comply with Policy BE1. 

Residential Amenity

Policy BE2 seeks to ensure that proposals respect the privacy and day lighting of occupants of adjoining properties.  The development meets the requirements of this policy and as such should not adversely affect the level of light received by, or unacceptably overlook, any of the surrounding properties. 

The main issue with this application, with respect to amenity is how the proposal would affect amenity in terms of privacy, having regard to overlooking and overshadowing of the existing dwellings to the north of the site at Summerland Terrace. The side elevations of the proposed dwellings are considered to be blank elevation (windows on plot 1 and 2 serve non habitable openings).   The gradient of the site means that existing dwellings on Summerland Terrace are effectively located above the site.  The applicant has provided a cross-sectional drawing, which shows the proposal in relation to these existing dwellings and the gradient of the site.  
The windows contained in lower level of the rear, south facing, elevation of the row of terrace dwellings at Summerland Terrace are situated at a level which almost bypasses the roofs of the proposed dwellings. Sectional details show the distance between facing habitable room windows to the rear of dwellings on Summerland Terrace, to be in the region of 8.5m to 11.5m. Within the rear elevation of the proposed dwelling, Plots 1 and 2 seek the provision of glazed door to serve the kitchen and rooflights to serve habitable rooms on the second floor, and Plots 3,4 and 5 seeks to provide a solid door on the first floor and non habitable openings on the second floor.  

It is accepted that overlooking from a rooflight is unlikely to be a realistic problem.  Given that the proposed dwellings are at a lower level than the existing dwelling and no overlooking would occur (Overlooking is to look over, seeing from a higher position), it is considered that the proposed dwelling will not result in loss of privacy and daylight to the existing dwellings.

The first floors of the proposed dwellings to the rear are located directly opposite the retaining wall that divides the site from Summerland Terrace.  The openings here serve subsidiary secondary windows to the open plan kitchen/dining room.  This elevation is located only 1.5 metres away from the retaining wall.  It is accepted that this proximity is not ideal, however this 1.5m distance will only impact on the amenity of the prospective residents of this proposal and not existing residents living adjacent to the site.  These prospective residents will be aware of the conditions and layout of the proposed dwellings and their surroundings prior to purchasing a property.

The Head of Environmental Health has considered this proposal and raised no objection to the scheme.

Highway Considerations
Policy BE5 of the Replacement Calderdale Unitary Development Plan expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety whilst policy T18 seeks to ensure that adequate provision of off-street car parking to serve the development.

The Head of Engineering Services has considered the proposal and raised no objections to the scheme subject to a condition to ensure parking and turning facilities are provided. 

Tree issues

Policy NE21 seeks to retain trees, which are worthy of protection, and protects the trees to be retained. Replacement tree planting, appropriate layout of development and distance between proposed excavations needs to be taken into consideration. Policy BE3 requires, where appropriate, high quality hard and soft landscaping schemes to be submitted with the application.  

From a recent site visit, it is evident that the site has been cleared and all the trees on site have been removed, none of which were worthy of a Tree Preservation Order.  Due to the nature of the site, no soft landscaping is proposed.

Drainage

Policy EP14 ensures ground and surface water are protected. Applicants need to demonstrate that adequate foul and surface water drainage infrastructure is available to serve the proposed development and that ground and surface water is not adversely affected. Policy EP20 seeks to protect development from Flood Risk.

The Flood Risk Assessment contained within the Design and Access statement is consdiered to be weak, given that one of the proposed properties has a floor level below that of the adjacent paving or canal bank and there is steep land to the rear, the Head of Engineering Services considers a Flood Risk Assessment is required.

In relation to the ground and surface water, numerous conditions have been recommended from the Head of Engineering Services to ensure the proposal is acceptable. 
Land Stability

Policy EP11 of the Unitary Development Plan seeks to ensure a land stability report is submitted to assess the nature and scale of any stability problems and identify measures to overcome the problems. Whilst the site is not located as unstable land within the Unitary Development Plan it is considered due to the topography of the site and the surrounding areas, a land stability report is required to assess the impact of the proposed dwellings. A site appraisal has been submitted with this application, which has been undertaken by an appropriately qualified person.  

From the date of writing this report, consultation response from British Waterways is still outstanding, however, within previous consultations a condition was recommended to ensure a full structural survey was carried out prior to development commencing with regards to the stability of the retaining wall.

Other Issues

Air quality concerns have been raised by one of the objectors, however, the proposal site is not within an area of Air Quality Management.

The footpath through the site is not a public right of way (this has been clarified with the Public Rights of Way Team), the issues raised are private issues and beyond the scope of this planning application. 

There was a Grade Two Listed Building, across the canal, immediately to the south of the proposal site, the building was burnt down years ago.  

The site already has planning approval for four dwellings, therefore the construction of works on the site are in connection with the planning permission.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverly Smith

Development Control Manager

Date: 19.07.07
 

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Debbie Chew
(Case Officer)    on Tel No:  392224

Or

Beverly Smith 
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Notwithstanding any details shown on the submitted plans, the development shall not begin until details and/or samples of the roofing material which shall be of natural blue slates have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A, B, C, D and E of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
6.
The development shall not begin until details of the treatment of the boundaries of the site (including details of any retaining walls) have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
7.
The development shall not begin until a site investigation and assessment  has been carried out by a properly qualified and experienced expert(s) able to demonstrate relevant specialist experience in the assessment and evaluation of unstable land.  The findings of the investigation shall be submitted in writing to the Local Planning Authority before development commences. Such investigations shall identify the nature and extent of any unstable land, (including the integrity of the dry stone retaining waterway wall) and indicate such remedial measures as are necessary to ensure land stability in the area, within the site and beyond as a result of the proposed development.  All measures identified under these provisions shall be implemented as the development proceeds and  shall be completed before any part of the development is brought into use.
8.
No dwellings shall be occupied until the parking and turning facilities shown on the permitted plans for that dwelling have been provided and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
9.
The development shall not commence until a flood risk and run-off assessment in accordance with Planning Policy Statement 25 has been submitted to and approved in writing by the Local Planning Authority.  Any mitigation measures proposed in the approved scheme shall be implemented before the development is first brought into use and retained thereafter.
10.
The development shall not commence until a scheme for restricting surface water discharge from the site (to sewer or watercourse) to 5 litres per second has been submitted to and approved in writing by the Local Planning Authority.
11.
Surface water and foul drainage shall be separated on site and if consent to discharge surface water to a combined sewer is obtained, foul and surface water shall be inter-connected in a chamber at the site boundary before discharge to the receiving sewer (or drain in the case of indirect connection). These arrangements shall thereafter be retained.
12.
Prior to commencement of any works on site full details of the foul and surface water drainage for the development (including existing systems to be re-used) shall be submitted to and approved in writing by the Local Planning Authority. Details submitted shall include all appropriate consents and agreements plus plans, long sections, hydraulic calculations and percolation tests where appropriate. The details so approved shall be implemented prior to the first operation of the development and retained thereafter.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies H2 and BE1 of the Replacement Calderdale Unitary Development Plan.
3.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies H2 and BE1 of the Replacement Calderdale Unitary Development Plan.
4.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with Policies H2 and BE1 of the Replacement Calderdale Unitary Development Plan.
5.
In the interests of the amenity of the existing dwellings adjacent to the site, due to the constrictive nature of the application, and to ensure compliance with Policy BE2 of the Calderdale Unitary Development Plan.
6.
In the interests of amenity and privacy and to ensure compliance with Policies H2 and BE1 of the Replacement Calderdale Unitary Development Plan.
7.
For the avoidance of doubt and to ensure compliance with policy EP11 of the Replacement Calderdale Unitary Development Plan.
8.
To avoid the need to park and turn vehicles on the highway in the interests of highway safety and amenity and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
9.
To ensure that the development meets an acceptable standard of flood defence and to ensure compliance with Policy EP18 of the Calderdale Unitary Development Plan.
10.
To prevent the increased risk of flooding and to ensure compliance with Policies H2 and EP20 of the Replacement Calderdale Unitary Development Plan.
11.
To ensure proper drainage of the site and in the interests of pollution prevention and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
12.
To ensure proper drainage of the site and in the interests of pollution prevention and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 04
Application No:
07/20099/TPO

Ward:
 Ryburn



  Area Team:
 Householder & Trees Team


Proposal:
Fell two trees (Tree Preservation Order)
Location:
Field Adj  Sandy Dyke Lane  Triangle  Sowerby Bridge  West Yorkshire
Applicant:
Mr J Smith
Recommendation:
Grant Consent
Head of Engineering Services  Request:

  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Recreation, Sport And Streetscene – Forestry Officer

Description of Site and Proposal

The two trees are situated on a prominent hillside, which is visible from a wide area. The trees are especially visible when viewed from Sandy Dyke Lane, and from Halifax Road to the east of the trees. This area is predominantly rural with various trees situated around the field boundaries.

The applicant has requested consent to remove two Sycamore trees due to the fact that they are now showing severe signs of dieback within the crown, and therefore could become unsafe.

Relevant Planning History

A similar application was approved last year by Committee to remove an adjacent Sycamore tree, which was in a similar condition, but it was agreed to retain an adjacent tree, so that it could be assessed in 12 months. The adjacent sycamore is one of the trees that forms this application.

Key Policy Context:
	RCUDP Designation


	Green Belt

Wildlife Corridor

	RCUDP Policies


	NE20 Tree Preservation Orders


Publicity/ Representations:

The application has been advertised by means of a site notice and neighbour notification letters. 1 letter of objection, has been submitted.

Summary of points raised:

· Removal of trees in this delightful wooded valley (without sound reasons of health and safety) is an assault upon the amenity enjoyed by all fortunate enough to live, visit, work or pass through this one of many beautiful areas for which Calderdale MBC is responsible.
Assessment of Proposal

The two trees are situated adjacent to Sandy Dyke Lane at the end of a line of trees, which are growing on the field boundary. Due to the rural nature of the landscape, and the topography of the land, all the trees in this area help to create an attractive green amenity feature, which is visible from a number of locations.

Trees do create an attractive amenity feature, however all trees are living things and require work at some time in order to keep them in good condition, and safe, especially in a residential situation, irrespective of whether they are protected or not. At some stage in a tree’s life, works will be required whether it is removing dead or dangerous limbs, or removing completely because it is dead, dying, dangerous, a poor specimen, or management in order to maintain other trees and allow for replacement planting. Good arboricultural management of trees can extend the amenity and health of the trees and this should be supported.

When considering the application, the Local Planning Authority are advised to assess the amenity value of the trees, the likely impact of the proposal on the amenity of the area and in the light of the assessment, to consider whether or not the proposal is justified, having regard to the reasons put forward in support of the application.

It should also be taken into account that the higher the amenity value of the trees, the greater the impact the application will have on the amenity of the area, and therefore a stronger justification is needed before consent is granted. However, if the amenity value or condition of the trees is low, and the impact of the application on the amenity is likely to be negligible, consent might be granted even if the authority believes there is no particular arboricultural need for the work.

The two Sycamore tree are situated in a prominent location, which is characterised by scenic view, of which trees form a part. The two trees to be removed are mature Sycamore trees, and during the inspection of the trees it was noted that over the majority of the crown consisted of  branches without any leaf cover, and leaves that were present were much smaller than they should have been, indicating that the trees were in decline and under stress, unlike the adjacent trees which appeared to have full healthy crowns. In view of the condition of the trees it is recommended that the trees are removed before they become dangerous.

The loss of the trees will have a limited impact on the overall amenity of the area, but the adjacent trees and replacement planting will help to continue the amenity of the area.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant consent to fell the trees has been made because the proposed works are in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.
Beverly Smith

Development Control Manager

Date: 12 July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Keith Grady
(Case Officer)    on Tel No:  392218 

or

Beverley Smith
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
No felling works shall be carried out in pursuance of this consent until details of replacement trees including details of size, species and location of planting have been submitted to and approved in writing by the Local Planning Authority. The felled trees shall then be replaced in accordance with the details so approved during the first planting season following the felling of the trees and the replacement tree(s) shall be so retained thereafter.
Reasons 
1.
In order to comply with the requirements of section 206 of the Town and Country Planning Act 1990 for replacement trees to be planted unless the Local Planning Authority gives its agreement to dispense with this requirement and to ensure compliance with Policy NE20 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 01
Application No:
07/00162/FUL

Ward:
 Park



  Area Team:
 Upper Calder


Proposal:
Ground and first floor extension to accommodate the existing facilities including private study & library facilities
Location:
Central Jamia Mosque  49 Rhodes Street  Halifax  West Yorkshire  HX1 5DE
Applicant:
Central Jamia Mosque
Recommendation:
Permit
Head of Engineering Services  Request:

  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Access Liaison Officer 
Description of Site and Proposal

The site is located between Rhodes Street and Back Rhodes Street in a residential area just outside Halifax town centre, off Gibbet Street.  The property is an existing mosque and is located towards the centre of the terrace of dwellings on Rhodes Street.  Access to the site is gained from both Rhodes St and Back Rhodes St.

The proposal seeks approval for the construction of a first floor extension over the existing single storey building for use as a private study area, library and worship area in conjunction with the existing mosque.

This application comes for determination by the Planning Committee on the request of Councillor Arshad Mahmood.

Relevant Planning History

The site has planning history dating back to 1979 when permission was granted for an extension to the existing mosque (79/01563). Further applications for small extensions have been permitted (83/02710 and 96/00049).  

Applications for the larger extension (as similar to this current application) have previously been refused (04/01695 and 06/01507).   The 2004 application was refused on the grounds that the design of the proposed extension, which included a large central dome, was considered incongruous in the streetscene and contrary to policies H1 and N2 of the 1997 plan, plus the lack of parking facilities rendered the application contrary to policy T19 of the 1997 plan.  The 2006 application was also refused on lack of parking (contrary to policy T18 of the RCUDP) and potential for disturbance to the residential amenity of occupants of the adjacent dwellings and was contrary to policy EP3 of the RCUDP.
	Key Policy Context:



	Regional Spatial Strategy for Yorkshire and the Humber


	S3 – Urban and rural renaissance

S4 – Urban and rural design



	PPG/PPS 


	PPS1 - Delivering Sustainable Development


	RCUDP Designation


	Primary Housing Area



	RCUDP Policies 


	H2 - Primary Housing Areas 

BE1 – General Design Criteria

BE2 – Privacy, Day lighting and Amenity Space

BE8 – Access for All

T18 – Maximum Parking Allowances

EP3 – Noise Generating Development




Publicity/ Representations:

The application has been advertised by means of site notices and neighbour notification letters.  Two letters of objection have been received, one anonymous.  Approximately 476 letters of support have been received.

Summary of points raised:

Objection

· Problems in the area with car parking

· The ground floor bodywashing facilities may cause upset and trauma to children

· The provision of these services is available at the mosque on Gibbet Street, with this application being a duplication of these services

· Provision of facilities encourages segregation

· There is sufficient space within the existing building for the services provided

· Loss of light to the stairwell window in 39 Rhodes Street

Support

· There is a genuine need for the facilities in the community

Ward councillor comments:

Councillor Arshad Mahmood has commented as follows:

“I would like to make a representation at planning committee in support of this application, on the basis that planning permission should be granted for a number of reasons.  Firstly the applicant has fully amended the original plans, inline with recommendations made by the planning department.

Secondly there is no longer an issue in terms of parking space, as there is ample parking in the Council run car park directly across the road from the mosque.  In addition, the purpose of the extension is to provide female members of the mosque with an opportunity to take part in separate prayer time when the rest of the mosque is empty. So the car park will not be full to capacity when this part of the building is in use.”
Assessment of Proposal

Principle of Development

The application site is located within a Primary Housing Area as defined within the Replacement Calderdale Unitary Development Plan (2006), and as such the policy consideration would be policy H2 which indicates that proposals for uses other than housing in Primary Housing Areas will be assessed against the relevant RCUDP policies.  These policies are identified below.

Residential Amenity

RCUDP Policy BE2 seeks to ensure that new residential development respects the privacy and light of adjoining buildings.

The extension is to be constructed over the existing single storey structure.  The property at 39 Rhodes Street has a side window in its north elevation which serves a stairwell and would therefore be classed as a non-habitable room.  The south elevation of the extension will be constructed 1.7m away from this stairs window, and will still allow for a limited amount of light in.  This is not considered to significantly impact on the residential amenity of the occupants of the existing dwelling.

The residential properties to the west and east of the site are at a distance of  between 12m and 14m from the application building.  Given that the extension will be constructed over the existing single storey building, the overall height will remain lower than the adjacent buildings, and the character of the area is of densely built properties, this is not considered to significantly impact upon the residential amenity of the adjacent properties.  

In this case the proposal is considered acceptable in terms of RCUDP policy BE2.

RCUDP policy EP3 states that development which generates noise will not be permitted if it would lead to unacceptable levels of noise to existing noise sensitive uses nearby.  The previous concerns raised by the Head of Environmental Health regarding the impact of the development on the amenity of the adjacent residential dwellings in terms of noise and disturbance has been addressed in this application within the accompanying statement.  The hours of operation will be only Saturday and Sunday from 1200-1600.  The intended use of the facilities is also to be ancillary to the existing mosque.  In this respect the Head of Environmental Health Services has raised no objections to this proposal.

Materials, Layout and Design
RCUDP Policy BE1 states development should contribute positively to the local environment through high quality design.  Development should respect or enhance the established character and appearance of existing buildings and the surroundings.  Natural and built features, landmarks or views that contribute to the amenity of the area should be retained or enhanced and development should be visually attractive and create or retain a sense of local identity.  Development should not intrude on key views or vistas and should not significantly affect the privacy, daylighting and amenity of residents and other occupants.  

The proposed extension stretches over the existing single storey building.  It is designed to reflect the appearance of the existing two storey part of the mosque on Back Rhodes Street, with a flat roof incorporating curved stone edging detail and arched window surrounds.  The existing single storey building is of no architectural merit, and it is considered that the first floor extension, together with the window alterations and stonework detail will enhance the building, and contribute to the sense of identity in this particular location.  The extension will remain subsidiary to the main building and will therefore be viewed as such and not dominating the streetscene.  The large central dome that featured in the 2004 application has been removed from the design.

The proposed materials are artificial stone to match the existing single storey building, with a coated aluminium roof.  The roof itself will not be visible from the street.  The existing properties on both Rhodes Street and Back Rhodes Street are mainly constructed out of natural stone, however the properties directly opposite the mosque on Rhodes Street are constructed out of artificial materials, and there is a variety of dormers and extensions in the immediate area constructed out of a mix of materials.

In this case, the design and materials are considered acceptable in this location, with the application being acceptable in terms of RCUDP policy BE1.

Highway Considerations

Policy T18 of the RCUDP seeks to ensure that adequate provision of off-street car parking to serve the development is provided.

Previous refusals detailed in the history section above have included the lack of parking facilities.  However, in this case, the Head of Engineering Services has raised no objection as the application documentation indicates that the extension is to provide additional space for existing activities within the mosque.  In addition, there is a public car park across Gibbet Street on Grape Street which provides free 2 hour parking.

The proposal is considered acceptable under policy T18.
Other issues

Access for All

RCUDP policy BE8 states that development proposals within buildings or sites that provide goods, facilities or services to the public should incorporate design features that facilitate easy access for all including those with disabilities.  The Access Liaison Officer advised that the applicant should be aware of the implications of the Disability Discrimination Act. The applicant has been provided with a copy of 'Guidance on creating accessible environments'.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.
Beverly Smith

Development Control Manager

Date: 19.7.2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Beatrice Haigh
(Case Officer) on 01422 392201

Or

Beverley Smith
 (Senior Officer)  on 01422 392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
3.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
4.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 02
Application No:
07/00549/OUT

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Proposed residential development including demolition of 2 existing dwellings and garage (Outline)
Location:
Site Of Moorlands And Stonegarth  Kirk Lane  Hipperholme  Halifax  West Yorkshire
Applicant:
Mr & Mrs Haley
Recommendation:
Permit (Outline)
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Recreation, Sport And Streetscene - Outdoor Recreation 
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Education Services 
West Yorkshire Police Access Liaison Officer 
Yorkshire Water Services Ltd 
Environment Agency  
Description of Site and Proposal

The site is situated off of Kirk Lane in Hipperholme. It is currently occupied by two existing bungalows set in very large spacious gardens. The site is adjacent to the Green Belt on the South Western side, and is surrounded by dwellings of a mixed character on all other sides.  The levels of the site are situated at a higher level than the existing road level of Kirk Lane.

The proposal is for outline seeking approval for layout, scale and access with appearance and landscaping  to be assessed at the reserved matters stage. The scheme proposes the construction of ten detached dwellings, and a new access road through the site.

Relevant Planning History

There is no history considered of relevance to this application

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H1- Distribution of Additional Housing

H2- Sequential approach to the allocation of housing

	PPS/ PPG No


	3- Housing



	RCUDP Designation


	Primary Housing Area

	RCUDP Policies


	H2- Primary Housing Areas

H10- Density of Housing Developments

BE1- General Design Criteria

BE2- Privacy,  Daylighting and Amenity Space

BE5- The Design and Layout of Highways and Accesses

T18- Maximum Car Parking Allowances

OS5- The Provision of Recreational Open Space in Residential Development

EP11- Development on Potentially Unstable Land




Publicity/ Representations:

The application has been advertised by means of  a site and press notice and neighbour notification. 41 letters of objection, have been submitted.

Summary of points raised:

· Kirk Lane is too narrow, existing residents cars already are parked along the length of it.

· Existing residents already find it hard to find a car parking space.

· If widening the access, visibility could be less.

· The nearby schools are already overcrowded.

· The drains are already damaged 

· Calderdale has already reached its housing target there is no need to squeeze in more properties onto Kirk Lane.

· There are concerns about landslip

· The proposal would have a negative effect on the value of existing properties.

· There are concerns about the retaining wall.

· The wagons, diggers and workforce etc that are required for the development of this size will find it almost impossible at peak times to enter and exit the site.

· The development looks cramped.

· There are already parking and access issues on this road that pose a threat to highway safety.

· The proposed dwellings would block out light and look straight into the back of the houses on Kirk Lane.

Ward councillor comments:

· Councillor D Kirton requested that the application is put before the planning committee for the following reasons-

1. Over intensification of the site.

2. Loss of privacy of adjoining properties

3. More importantly major highway implications. Kirk Lane is a very busy narrow road with a footpath on one side only with vehicles parked on the other side making Kirk Lane a single carriage highway, this application will make matters worse.

Assessment of Proposal

Principle

The site is within an area that is designated as a Primary Housing Areas within the Calderdale Replacement Unitary Development Plan, and therefore the proposal is considered to be supported in principle by policy H2 of the Replacement Calderdale Unitary Development Plan.

This policy establishes that proposals for new housing developments on previously developed land within these Primary Housing Areas would be supported providing that there is no unacceptable environmental, traffic, amenity or other such problems are created and that the overall quality of the housing is not harmed and is where possible, enhanced.

Notwithstanding the support from the RUDP, PPS3 along  with the Regional Spatial Strategy are also material considerations in an application of this nature. PPS3 places a strong emphasis on new housing taking place on previously developed sites (i.e. Brown Field Sites) as oppose to Green Field Sites. The site is currently occupied by two detached bungalows with spacious garden areas and therefore is classed as a Brown Field Site within the definition of PPS3.

The application is also favoured by policies H1 and H2 of the RSS, which also state that development should take place on previously developed land.

Therefore in view of all of the above the proposal is considered to be acceptable in principle.

Density
The application site has a site area of 0.56 hectares and proposes the construction of ten dwellings. This would work out at a density of 18 dwellings per hectare. PPS3 along with policy H10 of the RUDP states that a preferable density is 30 dwellings or more. Policy H10 also states that a lower density then 30 would not be permitted unless special circumstances justify a lower density. These special circumstances include factors such as the character of the site itself and the character of the surrounding area.
  The site at present is currently occupied by two bungalows and large gardens and is at a very low density, there are also three bungalows to the North East and South East that are also of low density. It is therefore considered appropriate that this proposed development be of lower density to ensure that it sits correctly in the streetscene.

Therefore in balance the proposal is considered to be acceptable in terms of density requirements in relation to PPS3 and policy H10 of the RUDP.

Residential Amenity

Policy BE2 of the RUDP states that development proposals  should not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants and should provide adequate privacy, daylighting and private amenity space for existing and prospective residents and other occupants.

The dwellings would be 21 metres apart from each other aligning the access road this would mostly be a main to main aspect relationship. 

The dwellings aligning the southern boundary of the site will present a secondary aspect facing the secondary aspect of the properties 1- 19 Kirk Lane. The dwellings would be 21 metres away from the Kirk Lane properties. This distance is considered to be acceptable.

The bungalow of Wild Acre and what appears to be a main aspect would be 22 metres away from the nearest proposed dwelling and a main aspect and would be 25 metres away from another proposed dwellings side aspect.  This distance is seen to meet the requirements as established with Annex A of RUDP.

The proposed dwellings would have rear garden sizes ranging from 15 metres in length to 10 metres in length.

The site is at a higher level then the existing properties of Kirk Lane, however the site is well screened with vegetation and a high retaining wall. The applicant has indicated that the dwellings would be two storey, although this is to be assessed at the reserved matters stage. Tow storey properties with the separation distance proposed would not be unduly dominant when viewed from the properties of Kirk Lane, and it is not considered that the development would result in loss of privacy or overlooking at unacceptable levels.

The proposal is seen to be acceptable in terms of policy BE2, and there are not considered to be any issues with regards to privacy or amenity caused by the proposal and adequate amenity space is provided. The proposal therefore is seen to fully comply with the requirements of policy BE2.

Design and materials]

Policy BE1 states that development proposals should make a positive contribution to the quality of the existing environment or at the very least maintain that quality by means of high standards of design, and where feasible development should respect or enhance the established character and appearance of existing buildings and the surroundings in terms of layout, scale, height, density, form, massing, siting, design, materials, landscaping and boundary treatment.

 Whilst the appearance is to be dealt with at the reserved matters stage the applicant has stated that the proposed materials would be artificial stone with artificial blue slates, and the indicative plans show two storey dwellings are intended for the site. This height, form and massing of dwellings would be considered to be appropriate.

Therefore the proposal is seen to meet the requirements of policy BE1 of the Replacement Calderdale Unitary Development Plan.

Highway Considerations

Policy BE5 of the RUDP states that the design and layout of highways and accesses should ensure the safe and free flow of traffic in the interests of highway safety. The Head of Engineering Services has stated that there are some reservations with regard to the additional traffic generation from the development onto Kirk Lane, however it would be difficult to substantiate a refusal of permission, as the highway network is capable, in capacity terms of accommodating the development. Furthermore the proposed improvements to the access in terms of width and visibility offers a significant improvement to highway safety. Therefore The Head of Engineering Services raises no objection to the proposal subject to a condition stating further details of improvements of access road to be submitted and approved prior to development commencing.

Therefore the proposal is seen to meet the requirements of policy BE5 and also policy T18 of the Replacement Calderdale Unitary Development Plan.

Open Space Provision

Policy OS5 states that all new residential developments should provide for the recreational needs of the prospective residents by providing, laying out and maintaining recreational and amenity open space of a scale and kind reasonably related to the development within or adjacent to the development within an agreed timescale, and such provision should be in accordance with standards set by the Council.

The Outdoor Recreation Officer states that there is a deficiency  of outdoor sport facilities and children play areas, and a contribution towards Open Space provision will be required.

Other issues

There has been concern expressed by some letters of representation in relation to the retaining wall aligning Kirk Lane, and the stability of the land in this locality.

Policy EP11 states that an applicant proposing development within an area of potentially unstable land will be required to submit a stability report assessing  the nature and scale of any stability problems and identify any measures to overcome the problems and submit the findings to the council for consideration. Due to the vast variation in ground levels and the need for a new retaining wall to be put in place a land stability condition is proposed to ensure the development is carried out in the most appropriate way.

Policy EP27 relates to renewable energy sources, it states that new major developments will be required to incorporate on site renewable energy generation to provide at least 10% of predicted energy requirements up until 2010 15% up until 2015 and 20% up until 2020. Due to the size of the development a condition will be placed requiring some form of renewable energy to be incorporated into the scheme.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverly Smith

Development Control Manager

Date: 17th July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Gina Buckle
(Case Officer)    on Tel No:  392266

Or

Bevelery Smith
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
The development shall not begin until full details of the following matters as defined in the General Development Procedure Order 1995 (as amended) have been submitted to and approved in writing by the Local Planning Authority :
(i)
appearance (shall also relate to the positions of all window openings)
(ii)
landscaping
The development shall thereafter be implemented in accordance with the details so approved and so retained thereafter.
2.
The development shall not begin until a site investigation and assessment  has been carried out by a properly qualified and experienced expert(s) able to demonstrate relevant specialist experience in the assessment and evaluation of unstable land.  The findings of the investigation shall be submitted in writing to the Local Planning Authority before development commences. Such investigations shall identify the nature and extent of any unstable land and indicate such remedial measures as are necessary to ensure land stability in the area, within the site and beyond as a result of the proposed development.  All measures identified under these provisions shall be implemented as the development proceeds and shall be completed before any part of the development is brought into use.
3.
Prior to the development commencing full details of the proposed access road, including the junction amendments and visibility improvements shown on the permitted plans, shall be submitted to the Local Planning Authority for approval. The proposed access should be constructed to the Council's adoption standards.
4.
The development authorised by this permission shall not begin  until arrangements, including a timetable for implementation, for the provision of public open space have been submitted to and agreed in writing by the Local Planning Authority.  The Open Space shall be provided in accordance with the approved arrangements.
5.
The development shall not begin until plans of the site showing details of the existing and proposed ground levels, proposed floor levels, levels of any paths, drives, garages and parking areas and the height of any retaining walls within the development site have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in complete accordance with the details so approved and shall be so retained thereafter.
6.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before the development is occupied.
7.
Prior to commencement of any works on site full details of the foul & surface water drainage for the development (including existing systems to be re-used) shall be submitted to and approved in writing by the Local Planning Authority. Details submitted should include all appropriate consents & agreements plus plans, long sections, hydraulic calculations and percolation tests where appropriate. The details so approved shall be implemented prior to the first
8.
The development shall not commence until a scheme for restricting surface water discharge from the site (to sewer or watercourse) to 5 litres per second has been submitted to and approved in writing by the Local Planning Authority in accordance with policy EP20.  For further guidance please telephone the Council's Drainage Engineer on 01422 392 968.
9.
Surface water and foul drainage shall be separated on site and if consent to discharge surface water to a combined sewer is obtained, foul and surface water shall be inter-connected in a chamber at the site boundary before discharge to the receiving sewer (or drain in the case of indirect connection). These arrangements shall thereafter be retained.
10.
Prior to development commencing details of a scheme to incorporate renewable energy sources should (in accordance with Policy PP27 of the Replacement Unitary Development Plan) be submitted to and approved in writing by the Local Planning Authority.
11.
Notwithstanding the submitted plans details of the retaining wall shall be submitted to the Local Planning Authority for approval prior to development commencing.  The development shall be carried out in accordance with the details so approved and retained thereafter.
12.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
13.
The development shall not begin until a site investigation and assessment has been carried out by a properly qualified and experienced expert able to demonstrate relevant specialist experience in the assessment and evaluation of contaminated land.  The investigation shall fully comply with British Standard 10175 of 2001 "Investigation of Potentially Contaminated Sites". 
The findings of the investigation shall be assessed to identify contaminants, pathways and receptors; to estimate the likelihood, nature and extent of exposure to hazard and the risk of adverse effects; and to evaluate the need to control the estimated risk.  This assessment and evaluation shall fully comply with CLR 7,8,9 and 10, and the Contaminated Land Exposure Assessment (CLEA) Model, all as published by the Environment Agency in 2002 or their revised documents.
The findings of the investigation and assessment shall be submitted to and approved by the Local Planning Authority before development commences. The submission shall be both in writing and in electronic format.
Where remediation of the site is indicated by this investigation and assessment, (including any measures for monitoring or controlling landfill gas emissions and their migration to existing or proposed development within or beyond the site) then all such remediation as is so indicated for any part of the development shall be completed before that part of the development is brought into use, and a written verification statement shall be submitted to the Local Planning Authority stating that all such remediation has been carried out before that part of the development is brought into use. A verification statement shall include copies of test results post-remediation, consignment notes or other statements as appropriate showing that contamination has been removed from site, remediated on site, or located within the site in such a way as to deal with the risks evaluated.
Reasons 
1.
The application is in outline only, and details of the matters referred to have been reserved for subsequent approval.
2.
For the avoidance of doubt and to ensure compliance with policy EP11 of the Replacement Calderdale Unitary Development Plan.
3.
In the interest of highway safety and to ensure compliance with policy BE5 of the Replacement Calderdale Unitary Development Plan.
4.
To ensure the satisfactory provision of open space in accordance with Policies GCF1 and OS5 of the Replacement Calderdale Unitary Development Plan.
5.
To ensure that the works are carried out at suitable levels in relation to adjoining properties and highways in the interests of visual amenity and to ensure compliance with policy BE2 of the Replacement Calderdale Unitary Development Plan.
6.
In the interests of crime prevention and to ensure compliance with policy BE4 of the Replacement Calderdale Unitary Development Plan.
7.
To ensure proper drainage of the site.
8.
To ensure proper drainage of the site.
9.
To ensure proper drainage of the site.
10.
In the interests of energy conservation and to ensure compliance with policy EP27 of the Replacement Calderdale Unitary Development Plan.
11.
To ensure compliance with policy E11 of the Replacement Calderdale Unitary Development Plan
12.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
13.
For the avoidance of doubt and to seek to ensure that the site is safe for the development permitted and in the interests of amenity and pollution prevention.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 03
Application No:
07/01111/COU

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Private hire office (advance booking office only) with ancillary parking on land adj 1St. John's Lane and to the north of the Drill Hall, Union Street
Location:
3rd Floor  10 Wards End  Halifax  West Yorkshire  HX1 1BX
Applicant:
Mohammed Ashraf
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Description of Site and Proposal

The application site comprises the 3rd floor of an existing stone built property within Halifax Town Centre.  The ground floor premises are currently a takeaway/restaurant. 

The application seeks permission to use the third floor of the premises as a private hire booking office. The application indicates that the private hire office will be used for advanced bookings only and has applied to operate 1 car in the day-time and two at night. Operational parking to serve the private hire office is located on land adjacent to 1 St Johns Lane and to the north of the Drill Hall, Union Street.  

Relevant Planning History

An identical application was approved in 2001 to this one under reference 01/01408. I have been informed by the applicant that they operated from this base for about 1 year, then had to move out because of a fire. 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	E1 Town and City Centres

	PPS/ PPG No


	PPS 6 Planning for Town Centres

	RCUDP Designation


	Conservation Area, Town Centre

	RCUDP Policies


	T8 Taxi and Private Hire Radio Offices, T18 Maximum Parking Allowances, BE2 Privacy, Day-lighting and Amenity, BE18 Development within the Conservation Area.


Publicity/ Representations:

The application has been advertised by means of Press notice, site notice and neighbour notification. Seven letters of objection have been submitted.

Summary of points raised:
· There are already two private hire offices operating near by

· Parking spaces during the day are hard to come by and would take away parking for my customers at The Pride of Whitby.

· Another booking office would cause trouble to those who use Wards End and would put pressure on parking.

· More cars would make crossing the road dangerous

· No need for another booking office the public are well catered for

· Bus drivers find it difficult now to negotiate the traffic on this road more traffic will make it worse

Ward Councillor comments:
As ward councillors, we have received a number of representations opposing this application.  We have serious concerns about it; although it is described as advance booking office only, the experience with the neighbouring office at 7/8 Wards End is that this will inevitably lead to problems with private hire vehicles parking on the road and causing problems for other drivers, buses etc.  We would also ask that consultation take place with local bus operators and the police regarding potential problems created with this application.  Finally, I would question whether it is practicable to operate such a business from the third floor of this building.

Consultations

The following bodies/organisations have been consulted in respect of this application. Where comments have been received theses have been taken into account as part of the assessment of the application.

Head of Engineering Services Highways- Conditions

Head of Environmental Health- No objections

Assessment of Proposal

Principle

Policy T8 of the Calderdale RUDP outlines that the Council will permit Private Hire Offices where no vehicles are based where: disturbance to neighbouring uses can be minimised, parking facilities are provided and the development creates no unacceptable environmental, amenity, traffic, safety or other problems. Private Hire Offices will be permitted where the design and siting of the radio mast and equipment in visual and operational terms is acceptable, also the development should preserve or enhance Conservation Areas and not adversely affect Listed Buildings and comply with other relevant UDP polices.  Parking facilities must be provided in accordance with the Councils Parking Guidelines set out in Policy T18, including where they are proposed within town centres, but may be divorced from the office site in location, provided that the Council can be certain that the facilities will be available at all times and that operators will ensure that they are used. 

Since the 1985 Transport Act local authorities have been encouraged to grant rather than restrict licences. It is thought that taxis have a vital role in providing mobility to a range of locations particularly for disabled people that conventional public transport cannot. However it is important to ensure that the location and operation of private hire offices are to the benefit of the users and not at the expense of the environment or inconvenience or disturbance to neighbours at the local level.

The site is within the Conservation Area of Halifax Town Centre, there are no alterations proposed to the outside of the building therefore the proposal would preserve the Conservation Area and would not adversely affect any Listed Buildings. 

 The application proposes a change of use to a private hire office within the Halifax Town Centre thus the proposal would seem to be an appropriate use as it is not based in a residential area and the use of only two cars should not cause much noise or disturbance to neighbouring businesses, most of which are engaged in some type of day/evening commercial use including other taxi firms situated on Wards End. The principle of the development is considered acceptable under policy T8. 

Highway Issues    

Highway issues are considered to be the main issue in the assessment of this application. The majority of the representations, which were received seem to be pointing to concerns about congestion, safety and problems caused by private hire vehicles and drivers who may park indiscriminately. 

The proposal is for one taxi to run in the daytime and 2 in the evening when it is thought to be busier. Policy T18 requires 1 space to be provided per taxi/hire vehicle even in Town Centres the application has indicated where 2 spaces could be accommodated however as above we have asked for details of how and exactly where these will be marked up. This is actually the same scenario as in the earlier application which was approved.

 It is worth noting that whilst the ancillary car parking areas may not be ideally placed, the supporting information, which accompanies policy T8 says that in Halifax Town Centre finding a site with convenient car parking can be problematic. Therefore reliance of on-street parking will disadvantage shoppers and other town centre users. The use of off-site parking may therefore be necessary, particularly during daylight hours.

The Head of Engineering Services has raised no objection to the proposal provided that a condition is attached relating to further details to be submitted for approval of the parking area at St Johns Lane and Union Street South car park prior to use, to include signing, markings etc. Also it is requested that conditions 3, 4 and 5 which were to ensure highway safety and to ensure that provision for vehicle parking clear of the highway is available from the last approval, are carried forward on this application.

The highways officer responsible however did not that on the day of the site visit both car-parking areas were fully occupied which is why he has requested the extra condition of marking up the spaces. Based on the above it is considered that the proposal is acceptable under policy T8 and T18. 

Impact on amenities of neighbouring properties  

The private hire office is within the town centre and is not considered to have an unacceptable impact on the amenities of the occupiers of neighbouring properties. Concerns have been raised that the use of land on St Johns Lane for vehicle parking and the number of people standing waiting for taxis will cause an unacceptable level of disturbance/damage thus affecting their businesses. Given that the application only proposes the operation of two vehicles it is not considered that the use of the area would cause undue levels of disturbance. In 2000 an application for a taxi office at 7/8 wards End was allowed on appeal. 

Other Issues  

Originally Environmental Health had concerns regarding the location of one of the car parking areas to the renovated flat dwellings at The Drill Hall.  However it was explained that this application is very similar to the previous application approved in 2001. In actual fact the permission for the Private Hire Use in 2001 was approved 4 months before the permission for the conversion to flats was approved at Drill Hall.  

There has been an issue raised that the applicant has no right into the property or any right of way. This is not a planning issue. Possible disputes between drivers from different companies claiming the fare is also not a valid planning issue.  

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.
Beverly Smith

Development Control Manager

Date: 11th July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-


(Case Officer)  Sara Johnson on Tel No:  392232

Or


 (Senior Officer)  Beverley Smith on  Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The development shall not begin until the parking area off Union Street South has been hardsurfaced and drained in accordance with details that have previously been agreed in writing by the Local Planning Authority.
3.
The parking areas indicated on the plans hereby approved shall be retained at all times for use by the private hire motor vehicles operating from the application site unless otherwise agreed in writing with the Local Planning Authority.
4.
Private hire motor vehicles operating from the application site shall park only in the parking spaces indicated on the approved plan and no motor vehicle under the control of the private hire office shall be stored, or parked on Wards End, Halifax at any time.
5.
The development shall not begin until details have been submitted to the Local Planning Authority to preserve the parking area on St Johns Lane for a private hire vehicle with a space in the Union Street South car park. The details should include markings and signage.  The details so approved shall be implemented prior to the taxi office being brought into use and shall be retained thereafter.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
To ensure that adequate provision is made for vehicle parking clear of the highway in the interests of highway safety and to ensure compliance with policy T18 of the Replacement Calderdale Unitary Development Plan.
3.
To ensure that adequate provision is made for vehicle parking clear of the highway in the interests of highway safety and to ensure compliance with policy T18 of the Replacement Calderdale Unitary Development Plan.
4.
In the interests of highway safety and to ensure compliance with policy T18 of the Replacement Calderdale Unitary Development Plan.
5.
In the interests of highway safety and to ensure compliance with policy T18 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 04
Application No:
07/01117/FUL

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Installation of ATM
Location:
48 School Lane  Illingworth  Halifax  West Yorkshire  HX2 9QW
Applicant:
HBOS Plc
Recommendation:
Permit
Head of Engineering Services  Request:

  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
West Yorkshire Police Access Liaison Officer 
Description of Site and Proposal

Located within an established residential area, the site forms the end premises of a parade of shops fronting onto school lane.

The application seeks permission for the installation of an external ATM machine into the retail shop frontage.
Relevant Planning History

91/02670/FUL – Planning permission granted to install a new shopfront in existing opening 4th December 1991

95/01327/FUL – Planning Permission granted for installation of roller shutter 12th February 1996

01/00132/FUL – Planning permission granted for new shop front 23rd March 2001

05/01859/FUL – Planning permission granted for installation of an automated teller machine and bollards 22nd December 2005
Key Policy Context:
	PPS/ PPG No


	PPS6 – Town Centres and Retail Developments

	RCUDP Designation


	Primary Housing Area

	RCUDP Policies


	H2 – Primary Housing Areas

BE1 – General Design Criteria

BE4 – Safety and Security Considerations


Publicity/ Representations:

The application has been advertised by means of a site notice. 12 letters of objection and 1 of support have been submitted.

Summary of points raised:

Objections:

· Already problems day and night with noisy traffic

· Will make an already busy road even busier and many children use the shop so would be dangerous

· The operation of such a machine will severely worsen the amenity and security of the area and lead to a disproportionate increase in noise and disturbance in the evening in a predominantly residential area

· ‘Keep Clear’ markings at the entrance to Popples Almshouses are already frequently ignored and congestion would increase as a result of the proposed ATM

· Noise disturbance already an issue would worsen if ATM was open 24 hours

· Security would be an issue at night and there is already concern with youths in the area

· Parking problems and congestion already exist and will increase as a result of the proposed ATM

· There is little need for the ATM as cash facilities exist elsewhere in the area

· School Lane does not have the same level of police protection than a town centre location

· If approved ATM should be conditioned for use only during the opening hours of the shop 6am-8pm

· The ATM would not be used due to youths congregating in the area and it would be vandalised

· Would only be suitable if the ATM was internal

Support:

· The nearest existing ATM at the post office on Illingworth road charges to take cash out and the proposed would be more accessible in an evening as it is 24hours

· The store provides a great service, which would be improved by the ATM 

Assessment of Proposal

Principle of development 

The site is designated as Primary Housing Area in the Replacement Calderdale Unitary Development Plan. Policy H2 states that proposals for other uses in Primary Housing Areas will be permitted provided no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed.

Notwithstanding the above, in accordance with PPS6 local planning authorities are expected to provide a range of facilities and services and consider the impact of proposals on the vitality and viability of existing centres within the catchment area of the proposed development and enable them to meet the needs of residents of the area.
The proposal for an ATM provides the local area with an additional service for the benefit of local residents and is acceptable in principle pending assessment of the additional criteria in policy H2.

Materials, Layout and Design

Policy BE1 in RCUDP seeks development that respects the established character and appearance of existing buildings and their surroundings in terms of layout, scale, height, siting, design and materials.

The proposed ATM is to have a grey/brown polycarbonate fascia and the existing glass panel is to be replaced, within which the ATM is to be located.

At present there is an external metal barrier located the length of the shop window, which with the existing roller shutter, is to be modified to enable access to the ATM.

The proposal is acceptable in terms of its scale, design and materials. It is not considered to significantly harm the visual amenity of the area and is therefore acceptable in relation to policy BE1.

Security

Policy BE4 states that the design and layout of new development should address the safety and security of people and property and reduce the opportunities for crime. Particular attention should be paid to maximising opportunities for natural surveillance and avoid creating secluded places.

West Yorkshire Police Architectural Liaison Officer has no objections to the proposal but suggests the lighting of the ATM machine is enhanced and that CCTV is installed to cover the ATM. A 1metre square comfort zone, clearly marked, and possible anti ram raid bollards would also increase security to ensure compliance with policy BE4.

Residential Amenity

Objectors have raised concerns over the potential increase in noise and disturbance to local residents by the proposal. The site is located within an established residential area and in order to minimise the potential for disturbance it is proposed to place a time limit on the use of the ATM.

The issue of restricting the time an ATM can be operational has been dealt with in a number of appeal cases. The potential for the installation of an ATM to cause disturbance to residents and an increase in traffic congestion within an established residential area, was considered in Kettering BC 5/12/00. The inspector granted permission subject to a limitation on operation between the hours of 07:00-23:00.

A condition restricting the hours of operation was also upheld in the case of York City Council 8/1/01, where the inspector accepted that the amenity of residents would be harmed by the coming and going of cars and increased pedestrian movement.

The Head of Environmental Health has no objections to the proposal. However, the site is located in a parade of shops with residential above, and dwellings immediately opposite. As such, in order to protect the amenity of these residents, it is proposed to impose a condition limiting the hours of operation of the ATM to between 07:00 to 23:00 hours.

Highway Considerations

Objectors have raised concerns over increased traffic and potential parking obstructions. However, the Head of Engineering Services has no objections to the proposal and it is considered that as legitimate parking is available nearby, it is not reasonable to refuse permission on the possibility of illegal parking activity by third parties. In the case of such an event, traffic offences are subject to other controls and would be open to enforcement by the appropriate agency.
CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverly Smith

Development Control Manager

Date: 16th July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-


Lauren Brindle (Case Officer)    on Tel No:  392201 Or

Beverley Smith (Senior Officer)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Before the ATM machine is first brought into use, a square comfort zone of not less than 1 square metre in area shall be clearly marked and defined on the ground immediately in front of the ATM and shall be retained thereafter.
3.
Before the ATM is first brought into use details of anti-ram raid bollards to be positioned in front of the ATM machine shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with details so approved and retained thereafter.
4.
The development shall not begin until details of measures for the lighting and CCTV coverage of the ATM have been submitted to and approved in writing by the Local Planning Authority. The details so approved shall then be implemented in full before the first use commences and shall be retained thereafter.
5.
The use of the premises shall be restricted to the hours from 07:00 to 23:00 Mondays to Saturdays and from 07:00  to 23:00  on Sundays and Bank or Statutory Holidays.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
In the interests of crime prevention and public safety and to ensure compliance with policies BE4 and H2 of the Replacement Calderdale Unitary Development Plan.
3.
In the interests of crime prevention and public safety and to ensure compliance with policies BE4 and H2 of the Replacement Calderdale Unitary Development Plan.
4.
In the interests of crime prevention and public safety and to ensure compliance with policies BE4 and H2 of the Replacement Calderdale Unitary Development Plan.
5.
In the interests of the amenities of neighbouring residents and to ensure compliance with policy H2 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 01
Application No:
07/01167/FUL

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Installation and construction of storage building
Location:
Land At Ten Acres  Wadsworth Lane  Hebden Bridge  HX7 8DL  
Applicant:
T M Clough & G R Clough
Recommendation:
Permit
Head of Engineering Services  Request:

  
Parish Council Representations:


Yes Objections
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Hebden Royd Town Council 
Description of Site and Proposal

The site is located to the south of Wadsworth Lane and is within a large field of around 10 acres in size, which slopes downwards to the south. The proposed building is sited along the western boundary of the field about 35m south of the road. There are residences to the north and west and open farmland to the south and east.

The application seeks permission for the installation and construction of an agricultural storage building.
Relevant Planning History

07/00052/FUL – Planning Permission refused for installation and construction of storage buildings due to design issues 21st March 2007
Key Policy Context:
	PPS/ PPG No


	PPG2 – Green Belt

	RCUDP Designation


	Green Belt, Special Landscape Area and Wildlife Corridor

	RCUDP Policies


	BE1 – General Design Criteria

E16 – Agricultural and Equestrian Development

NE1 – Development within the Green Belt

NE12 – Development within the Special Landscape Area

NE15 – Development in Wildlife Corridors

EP14 – Protection of Groundwater


Publicity/ Representations:

The application has been advertised by means of a site notice and neighbour notifications. 19 letters of objection, including a petition with 74 signatures, and 5 letters of support have been submitted.

Summary of points raised:

Support:

· The applicants need shelter for their equipment and want to grow some fruit and vegetables and keep a few animals. This would enhance the area of land greatly.

· Would improve the land, which has drainage problems and dangerous holes caused by previous usage. The equipment needed to do this work should be stored in suitable accommodation for its own safety and for the safety of local children.

· Makes sense to safely store equipment to protect it from the elements and also any children who might play on it and as such a storage building is essential for this purpose, providing it is in keeping with the area and not obtrusive

· Storage structure essential to house basic equipment for the long term care of the land and to protect against vandalism

· It is essential that Members understand that this application is not a change of use and the intended use falls within the definition of agriculture as set down in the Town and Country Planning Act
· Objections:

· Building should not be allowed on green belt land or on a wildlife corridor

· Building on the land will make it easier for houses to be built in future

· The land should stay as agricultural land

· Building on this land will lead to the loss of the green belt land

· Wildlife will be detrimentally affected by building and ploughed land

· Changing land which has been grazed for hundreds of years is unacceptable

· Hardstanding for vehicles will have a detrimental effect on green belt land

· Applicant wishes to work on much larger scale than proposed, which will lead to further buildings, polytunnels etc being constructed in future

· The land could hold important evidence of land drainage, and those who undertook the task

· Would interrupt an extensive corridor of ancient grazing land which has supported wildlife specific to that historic land usage

· The building is too large and unsuitable for its intended use to grow fruit and vegetables, adversely affecting the special character and appearance of the area

· Access and parking is an issue onto the narrow Wadsworth Lane
Ward councillor comments:

A representation from Councillor Battye has been received stating the following:“Having spoken with the representative of the local residents, I am requesting that if officers are minded to approve the scheme that it should come to planning committee with a site visit. Residents want to see it retained as open land, it has been grazing for a very long time and is a prominent site overlooking Hebden Bridge. We would want to resist any building on it”

Parish/Town Council Comments

The Parish/Town Councils are consulted on all applications in their areas.  Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

Hebden Royd Town Council  - Recommend refusal as the proposed building is out of character with agricultural buildings in the area. Parking provision is excessive and intrusive in the Green Belt and appears to be at variance with vehicle movements described on application form. Current land use is grazing, as is other land in this Special Landscape Area – change to horticulture will be detrimental to the openness of the Green Belt.
Assessment of Proposal
Principle of development 

The application site is designated as Green Belt in the Replacement Calderdale Unitary Development Plan. Policy NE1 states that only certain types of development will be permitted in the Green Belt, which includes the construction of buildings for the purposes of agriculture and uses of land that preserve the openness of the Green Belt. Notwithstanding the above PPG2 states that the construction of new buildings inside a Green Belt is inappropriate unless it is for uses relating to agriculture.

The application site is identified as being within a Special Landscape Area in the RCUDP. Policy NE12 states that within such areas the Council will pay special attention to conserving and enhancing the visual quality of the area and minimising the environmental impact of development in the area, through detailed consideration of the siting, materials and design of new development.The building proposed is to be used for purposes relating to agriculture and the proposed siting along the western boundary of the site and 35m from the road is not considered to preclude the visual amenity of the Special Landscape Area or the openness of the Green Belt. Policy E16 states that the Council will ensure that agricultural developments are acceptable in terms of their siting, materials, design and impact on sites and do not create any unacceptable environmental, amenity or other problems.  The Head of Environmental Health has no objections to the proposal and providing the design is considered acceptable, the principle of development is in accordance with policies NE1, NE12, E16 and PPG2.The application site is identified as being in a Wildlife Corridor by the RCUDP. Policy NE15 states that within wildlife corridors, the Council will only allow development that does not preclude the movement of species along the corridor.  As the nature of this proposal will not affect the surrounding wildlife, it is considered acceptable in relation to NE15.

Materials, Layout and Design 
Policy BE1 seeks development that respects the established character and appearance of existing buildings and their surroundings in terms of layout, scale, height, siting, design and materials, as well as retaining any natural or built features that contribute to the amenity of the area.

The proposed facing and roofing material consists of plastic coated profile metal sheeting finished in green. The materials are typical for this type of development and traditional for the construction of new agricultural buildings. Similarly the design of the building is typical to other buildings in the surrounding Upper Calder Valley area and the provisions of such buildings within Green Belt and Special Landscape Areas are normally considered acceptable within the remit of agriculture.

The size of the building is 9.3m by 9.3m with a ridge height of 3.5m. This is considered acceptable in relation to size of the holding (10 acres) and is also justified by the need to store the tractor and associated equipment for agricultural uses on site. The applicant has provided written justification for this need and the proposed use of all the space within this size of building in the form of the extent of their equipment necessary for the agricultural use of the site.

The proposed building type, size and materials indicated are conventional and the proposal is an acceptable design for agricultural buildings. As such, the proposal is in accordance with policies BE1, NE1, NE12 and E16.

Drainage

Policy EP14 states that ground and surface water will be protected and that development will not be permitted if the drainage proposes an unacceptable risk to the quality or use of surface or ground water resources. As such, applicants need to demonstrate that foul and surface water drainage infrastructure is available to serve the proposed development and that ground and surface water is not adversely affected.

The Head of Engineering Services – Projects Group is concerned that there are insufficient details of drainage arrangements and suggests that details of the surface water drainage are submitted before development commences to ensure compliance with policy EP14.

Highway Considerations

There was concern that the area of parking proposed was too large and thus would have a detrimental impact on the visual amenity of the Green Belt. However, amended plans have been received omitting the parking areas from the scheme and as vehicular access via the existing field gates is already established, the Head of Engineering Services has no objections to the parking and access of the proposal.

Other Issues

A number of objectors were concerned that the potential change from agriculture to horticulture constituted a change of use of the land and loss of Green Belt land. However, the land is designated as Green Belt in the RCUDP and any change of use on that land would be classed as being a change within the Green Belt not from Green Belt to another type of land. As such, Green Belt policies would still apply to any future development on the land whether the use of that land had changed or not.

Notwithstanding the above, the definition of agriculture in Section 336 of the Town and County Planning Act 1990 states that "agriculture" includes horticulture, fruit growing, seed growing, dairy farming, the breeding and keeping of livestock (including any creature kept for the production of food, wool, skins or fur, or for the purpose of its use in the farming of land), the use of land as grazing land, meadow land, osier land, market gardens and nursery grounds, and the use of land for woodlands where that use is ancillary to the farming of land for other agricultural purposes, and "agricultural" shall be construed accordingly. As such, the use of agricultural land for the purposes of horticulture does not constitute a change of use of the land.
CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.
Beverly Smith

Development Control Manager

Date: 19th July 2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-


Lauren Brindle (Case Officer)    on Tel No:  392201

Or


 Beverley Smith (Senior Officer)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the plans marked 'A', 'B', 'C', 'D', 'E' and 'F' received by the Local Planning Authority on 18th July 2007.

3.
Before it is first brought into use, the development hereby permitted shall be constructed of the facing and roofing materials as specified on the submitted plans, and shall be so retained thereafter.
4.
Notwithstanding any details shown on the submitted plans, before development begins details/samples of the colour and finish of the building shall be submitted to and approved in writing by the Local Planning Authority. The details so approved shall be so retained thereafter.
5.
Prior to commencement of any works on site full details of the surface water drainage for the development, (including existing systems to be re-used) shall be submitted to and approved in writing by the Local Planning Authority. Details submitted should include all appropriate consents & agreements plus plans, long sections, hydraulic calculations and percolation tests where appropriate. The details so approved shall be implemented prior to the first operation of the development and retained thereafter.
Reasons 
1.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
2.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and to ensure compliance with the policies of the Replacement Calderdale Unitary Development Plan.
3.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policies BE1 and E16 of the Replacement Calderdale Unitary Development Plan.
4.
In the interests of visual amenity and to ensure compliance with policies BE1, NE12 and E16 of the Replacement Calderdale Unitary Development Plan.
5.
For the avoidance of doubt and to ensure proper drainage of the site and to ensure compliance with policies EP14 and E16 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 02
Application No:
07/01309/HSE

Ward:
 Calder



Area Team:
 Householder & Trees Team


Proposal:
Increase in roof height to create 1st floor extension to rear (revised scheme to 06/02457)
Location:
9 - 11 Falling Royd  Hebden Bridge  West Yorkshire  HX7 8NT  
Applicant:
Mr Priestley
Recommendation:
Permit
Head of Engineering Services  Request:

  
Parish Council Representations:


Yes No Objections
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Hebden Royd Town Council 
Description of Site and Proposal

The site is a large natural stone built two storey house, converted apparently from a stable block (one of several former service buildings) with attached single garage to the East elevation. It forms part of a small hamlet of dwellings and is served by a long access road leading to and from the main Burnley Road.

The proposal is a revised scheme to a previously refused application (06/02457). The demolition of the garage and the dormers have been removed from this revised proposal and involves the increase in height of the roof to create a 1st floor extension to the rear.

The application is referred back to Committee because of the recommendation to approve.

Relevant Planning History

06/02457 - Demolition of garage and increase in roof height of the roof to the rear (North) elevation and construct two dormers to the front (South) elevation)
Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	P2
Green Belts

N3
Landscape character

S4
Urban and Rural /Design

	PPS/ PPG No


	2

	RCUDP Designation


	Green Belt, Special Landscape Area

	RCUDP Policies


	NE2 – Green Belt

NE11 – Special Landscape Area

BE1 – General design criteria

BE2 – Privacy, Daylighting & Amenity Space

T16 – Car parking guidelines


Publicity/ Representations:

The application has been advertised by means of a site notice and neighbour letters. 5 letters of objection and 3 letters of support have been submitted. 
Summary of points raised in support:

· Proposal doesn’t reduce privacy to other residents

· Will not effect the character of the area

· Sympathetic to existing building & in character with surrounding buildings

· Would improve a dated & tired property

· No or little impact on surrounding dwellings

Summary of points raised in objection:

· Not detrimental to the visual amenity of the area & in keeping

· Deleterious impact on the amenity of the residents at no.7.

· Obtrusive and overpowering

· Possible loss of privacy

· Effect on water supply

· Access not suitable for construction vehicles

Ward Councillor Comments

Councillor Battye has commented that ‘there is continuing concern from neighbours about the size of the proposed extension and its potential impact on neighbouring houses in this small collection of dwellings.  If officers are minded to approve this application then it should be considered by the Planning Committee with a site visit.

Parish/Town Council Comments

The Parish/Town Councils are consulted on all applications in their areas.  Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

Hebden Royd Town Council have recommended approval.

Assessment of Proposal

Principle of Development

Policy NE2 allows limited extension to existing dwellings where there would be no adverse effect on character/visual amenity/openness of Green Belt, it would not be disproportionate to the original building and it would not harm other interests such as setting of listed buildings/conservation areas etc.

The proposal has been recalculated since the previous application. In terms of proportionality the % floor space increase of the new extension in relation to the original dwelling (without taking into account the garage) would be approx. 44% which seems quite high, but in terms of volume the increase would only amount to approx. 28%. It is considered that this would be an acceptable increase on what is quite a large building.

The overiding factor however is not only what the % increase may be, but what affect the development would have on the openness of the Green Belt.

The revised scheme involves the removal of the dormers to the front elevation of the property, but in particular the main alterations are to the extension at the rear which was the subject of the main concerns raised by the objectors to the previous application, and which were also the reasons for refusal.

The construction of the extension at the rear still involves raising the height of the existing ridge, but this increase has been significantly reduced by 0.7m since the previous proposal, from 1.9m to 1.2m. The main difference in the design this time though is that a lot of the ‘bulk’ has been removed. This has been accomplished by creating a 2nd ridge sited lower and further to the rear, and this has resulted in the amount of extension to be constructed being reduced significantly. This reduction, coupled with the removal of the dormers, would mean a significant reduction of the impact of the development not only on the building itself, but also to the group of surrounding dwellings in the area. 

The extension is quite large and in effect a third storey would be created. However the additional floor would be sited at the rear where most of it will be obscured by the building itself and would appear just slightly higher than the height of the permitted 2nd floor extension to no.7 next door. 

Looking at the effect on the Green Belt, the topography of the land remains and actually helps the extension as the land slopes up to the rear and sides and this will also obscure the extension from public views at distance from it. A sectional drawing has been submitted by the applicant to show this relationship.

(Please note that a 1st floor extension was permitted and implemented in 1978 to the rear of no.7 (as pointed out in the additional comments received 07.02.07 on the previous application) that was also higher than the existing ridge, and therefore a certain degree of precedent has already been set for this group of buildings by the owner of no.7.

It would appear from the site history that the original building (formerly a stable block) was extended up as part of the conversion to create the living accommodation at first floor with the bedrooms at ground floor. There is no planning record of this conversion. Therefore the proposed extension for this application would be the relevant addition only.

The proposed extension would alter the dwelling at the rear, but because of the size of the house, the proposed siting would seem the most appropriate to extend the property and achieve the internal alterations to the living arrangements required by the applicant. The removal of the dormers and the reduction of the ‘bulk’ of the extension would result in a reduced impact on the building, the hamlet but more importantly the openness of the Green Belt.

The proposal is considered to comply with policy NE2.

Development in Special Landscape Areas
Within Special Landscape Areas development adversely affecting landscape quality will not be permitted and also special attention must be paid to conserving/enhancing visual quality and minimising environmental impact of development.

As stated in the Green Belt section above, the appropriate siting of the extension to the rear and the revised scale and design, as well as the appropriate use of materials, would all help to retain the visual quality when seen from public distant views and it is considered that the proposal would not injure the overall environmental landscape.

The sloping land to the rear and sides (North West and East) of the hamlet would help to reduce the impact of the rear extension. The large house itself would also help to reduce the impact and obscure it at the front (South) where it would have had a more detrimental effect if it were to be sited here. The extension would partially be visible at the front, but this would be minimal in relation to the size of the property and the adjacent property no. 7. There are also large trees surrounding the hamlet.

Because of these factors the impact on the Special Landscape Area would be minimal and the proposal would not unduly upset its setting within the surrounding environment, and would result in helping to conserve the visual quality of the area.

The proposal therefore appears to comply with policy NE11.

Materials, Layout & Design

Development should contribute positively to the quality of the local environment or at very least maintain that quality by means of high quality design. Where feasible:- 

Respect the established character, retain features/views that contribute to amenity of the area, retain sense of local identity, not intrude on key public views/vistas, not significantly affect the privacy, daylighting & amenity of residents (covered by Policy BE2 below), incorporate trees/landscaping, be energy efficient & consider security/crime prevention.

The extension has been designed to a high quality where natural stone would be used to match the house. The roof will be natural blue slate to match and the window and doors seem to acceptably blend in with the house. There were two garage doors on the previous proposal but these has been removed, and a glazed door opening is proposed as an alternative which seems appropriate in design and scale.

The hamlet is not seen from public roads or public footpaths as it is served by a long private access road sited some way from the main Burnley Road.

The proposal therefore appears to comply with policy BE1.

Residential Amenity

The extension will be sited on the North elevation where most of the overshadowing from the increase in the roof will be to the applicant’s own rear patio/garden area. 

One of the reasons for refusal was that the previous extension had a dominant and overbearing impact on the neighbouring properties. This has now been addressed by the removal of the dormers and the significant reduction of the ‘bulk’ of the rear extension.

There are round windows proposed to both sides of the 2nd floor which would need to obscure glazed to prevent overlooking. This can be achieved by including a condition requiring obscure glazing on the side windows.

Once conditioned the revised proposal would therefore create no overbearing or privacy issues with the neighbours with minimal loss of light in the evening.

The proposal therefore to complies with policy BE2.

Highways

Maximum parking allowances

The Highway’s officer has stated no objections, as the proposal involves no alterations to the existing parking arrangements or existing access.

The proposal therefore appears to comply with policy T16.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverely Smith

Development Control Manager

Date: 13.07.2007

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

S Emery
(Case Officer)    on Tel No:  392213

Or

Beverley Smith
 (Development Control Manager)  on Tel No:  392216
Conditions 
1.
The development shall not begin until details and/or samples of the facing material which shall be of natural stone to match the existing building in colour, texture, coursing and method of pointing have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the  details/samples so approved, and shall be so retained thereafter.
2.
The development shall not begin until details and/or samples of the roofing material which shall be of natural blue slate to match the existing building in colour, texture and coursing have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
The round windows in the sides of the extension hereby permitted shall be glazed in obscure glass (in accordance with details which shall first have been submitted to and approved in writing by the Local Planning Authority) prior to the first occupation of the extension and shall be so retained thereafter.
4.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
Reasons 
1.
To ensure the use of appropriate materials in the interests of visual amenity and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
2.
To ensure the use of appropriate materials in the interests of visual amenity  and to ensure compliance with policy BE1 of the Replacement Calderdale Unitary Development Plan.
3.
In the interests of the privacy of neighbouring occupiers and to ensure compliance with policy BE2 of the Replacement Calderdale Unitary Development Plan.
4.
For the avoidance of doubt as to what is permitted and to ensure a more satisfactory development of the site and compliance with the policies of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 03
Application No:
07/01392/REM

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Removal of condition 4 (Widening of Woodhouse Road) on (Outline) planning permission 06/01062/REM
Location:
Land At Castle Hill  Halifax Road  Todmorden  OL14 5TD  
Applicant:
George Wimpey Manchester Ltd
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Todmorden Town Council 
Description of Site and Proposal

The site is located on the south side of the A646 (Halifax Road) and adjacent to its junction with Woodhouse Road on the outskirts of Todmorden.  It sits mainly at a lower level to both roads and until demolition work commenced earlier, accommodated a number of buildings in association with the former chemical manufacturing use of the site.  The site extends to an area of just under 0.6 hectares and is bordered by the River Calder at its southern end with the canal also running adjacent to the river. 

The application seeks to remove condition 4 of the outline planning permission for residential development of the site (Application No 06/01062), which states as follows:

“The development shall not commence until construction details of the widening of Woodhouse Road including retaining wall specification have been submitted to and agreed in writing by the Local Planning Authority.  The construction works shall be undertaken in accordance with the details so approved prior to the occupation of any of the dwellings and retained as such thereafter.”

Relevant Planning History

Outline planning permission was originally granted, at Planning Committee, in July 2003 for the residential development of the site (Application No 03/00501).  This followed on from an earlier refusal of outline permission on the grounds of loss of employment land and flood risk issues.  Whilst a subsequent appeal was dismissed the Inspector overruled the employment refusal reason and only rejected the appeal owing to the absence of a flood risk assessment (Application No 01/00274).

An application to vary the standard outline permission condition on the 2003 application, with regard to the submission of reserved matters, which sought to extend the period allowed for the submission of those reserved matters, was granted at Committee in October 2006 (No 06/01062).  

Approval of reserved matters was subsequently granted under delegated powers later in October 2006 (No 06/01464).  

A similar application to the one currently under consideration, i.e. to remove condition 4, was refused at Planning Committee on 17 April 2007 (No 07/00270) on the grounds that Members considered the proposal would result in the development being served by an unsatisfactory standard of access and would as a result be contrary to Policy BE5 of the Replacement Calderdale Unitary Development Plan.

Key Policy Context:
	RCUDP Designation
	Primary Housing Area

Wildlife Corridor



	RCUDP Policies
	H2
Primary Housing Areas

BE5
The design and layout of highways and 
accesses

	Regional Spatial Strategy
	T9
Improvements to the highway network



Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters.  At the time of writing this report 12 letters of objection have been received. Any further letters received will be reported orally to the Committee meeting.

Summary of pointed raised:
· It is essential that Woodhouse Road is widened as visibility at the junction towards Todmorden is poor.

· Failure to widen the road will result in difficulty of access, congestion and deterioration of road safety.

· Woodhouse Road would at worst only be closed for a short period with most work being done off the highway and there would be minimal disruption to road users

· Widening the road will increase visibility and make the junction safer.

Town Council Comments

Todmorden Town Council recommend approval of the application.

Assessment of Proposal

Policy H2 of the Replacement UDP supports new housing on previously developed land, as is the case with this site, provided that – amongst other things – no unacceptable traffic problems are created.  Policy BE5 provides the detail behind that general advice and lists a number of criteria that should be met in the design and layout of highways and accesses.  Criterion (i) is the relevant issue with this proposal and requires development to ensure the safe and free flow of traffic in the interest of highway safety.

Following the refusal of the previous application to remove condition 4, the applicant has submitted a supporting transport statement with this latest application.  The Statement refers to assessment of accident statistics for the junction of Woodhouse Road and Halifax Road along with consideration of 100m distances in all three directions. This showed one recorded accident at the actual junction within the last 5 years and this was not related to visibility matters. On this basis, along with the advice of the Councils’ Highways Officer, the applicant concludes that the development proposals are acceptable without the widening of Woodhouse Road.

As with the previous application, the acceptability of the applicant’s proposal to remove the requirement to widen Woodhouse Road rests with the professional advice of the Head of Engineering Services.  He comments as follows:

“This application is a resubmission of 07/00270/REM that was refused at planning committee because of the concerns of objectors.  The local residents’ worries are the lack of visibility at the junction of Woodhouse Road and Halifax Road especially with the level of traffic on Halifax Road; it is confirmed that the visibility in the West direction at this junction is below standard.  There was some years ago a highway improvement scheme to demolish the adjacent terrace houses, but this has now been abandoned. 

This concern of the residents that the development would increase activity at this junction and increase the potential for accidents has to be weighed against the loss of traffic from the previous commercial use. Woodhouse Road is rural in nature where there are very few lengths with any footway and drivers would be expected to take reasonable care and expect pedestrians in the carriageway. Around the junction where vehicle manoeuvres are taking place there are the existing pedestrian footways creating safety refuges. 

Another point raised by local residents is the on street parking from the recently re-opened pub, the Rose and Crown, and it is also of concern to this department that with the proposed footway this will encourage on street parking on Woodhouse Lane possibly with parking on the proposed footway. Having discussed the proposal with some of the objectors it is considered that in these particular circumstances there could be safety concerns with the proposal and that the present restriction does create an element of traffic and parking management. Without the previous improvement scheme it is impossible to improve visibility however, there is a case for some betterment for pedestrians at the junction of Woodhouse and Halifax Road.”

Whilst the Head of Engineering Services maintains his original view of not objecting to the removal of the condition he considers that there may be some merit in proposing an alternative condition which would provide improvements for pedestrians without compromise to residents.
CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Replacement Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Beverley Smith

Development Control Manager

Date: 19 July 2007
Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Roger Lee (Case Officer) on Tel No: 392241 

or 

Beverley Smith (Senior Officer) on Tel No: 392216
Conditions 
1.
Notwithstanding any details shown on the permitted plans, the development shall not commence until details of the visibility at the junction of the proposed access with Woodhouse Road  and also the junction of Woodhouse Road with Halifax Road have been submitted to and approved in writing by the Local Planning Authority.  The access and visibility shall be constructed in accordance with the details so approved before any of the dwellings are first occupied.
2.
The development shall not commence until details of the manner in which the existing access onto Halifax Road is to be physically closed including the reinstatement of the footway have been submitted to and approved in writing by the Local Planning Authority.  The existing access shall be permanently closed in accordance with the details so approved and retained as such thereafter.
3.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
4.
Before the development begins a revised Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out. Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to and approved in writing by the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
5.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details of the layout and construction of the access road have been submitted to and approved in writing by the Local Planning Authority.  The access road shall be constructed in accordance with the details so approved before any of the dwellings are first occupied.
6.
The development shall not begin until a noise attenuation scheme for protecting any dwellings and/or garden areas located within the boundary of the site from traffic noise from Halifax Road such that the LA10 (16 hour) within that part of the site shall not exceed 55dB has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be implemented prior to the first occupation of each dwelling and shall be retained thereafter.
7.
The development shall not begin until details of measures to ensure that the L A10 (16 hour) within any dwelling unit with the windows closed shall not exceed 35dB have been submitted to and approved in writing by the Local Planning Authority.  The measures so approved shall then be implemented in full prior to the first occupation of each dwelling and shall be retained thereafter.
8.
The development shall be constructed and so retained, so that there is no building or foundation pressure within 3 metres of the centre line of the public sewer.
9.
Before the development hereby permitted is first brought into use, a system of drainage shall be installed such that the development is drained using separate foul sewer and surface water drainage systems.  These shall thereafter be retained.
10.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
11.
Unless otherwise agreed in writing by the Local Planning Authority, there shall be no piped discharge of surface water from the development prior to the completion of the approved surface water drainage works.
12.
Surface water from the vehicle parking and manoeuvring areas shall be passed through an interceptor which shall be provided prior to the commencement of the use of these areas and shall be retained thereafter.
13.
Unless otherwise agreed in writing by the Local Planning Authority, before any individual dwelling is occupied, the finished ground floor level shall be a minimum of 122.69 metres Above Ordnance Datum and shall be retained as such thereafter.
14.
Before the development commences full details of a scheme for the repositioning of the junction of Woodhouse Road and Halifax Road, to include an amended footway to the west and the provision of a footway within the boundary of plot 3, shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall then be implemented prior to any of the dwellings being occupied and shall be so retained thereafter.
Reasons 
1.
To ensure that suitable access is available for the development and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
2.
Unless otherwise agreed in writing by the Local Planning Authority, to avoid danger and inconvenience to highway users and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
3.
In the interests of highway safety and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
.
To ensure that any ground contamination is identified and remediated, and to ensure compliance with Policies EP9 and EP10 of the Replacement Calderdale Unitary Development Plan.
5.
To ensure that suitable access is available for the development and to ensure compliance with Policies H2 and BE5 of the Replacement Calderdale Unitary Development Plan.
6.
For the avoidance of doubt and in the interests of the aural amenity of the occupiers of the dwellings and to ensure compliance with Policies H2 and EP4 of the Replacement Calderdale Unitary Development Plan.
7.
For the avoidance of doubt and in the interests of the aural amenity of occupiers of the dwellings and to ensure compliance with Policies H2 and EP4 of the Replacement Calderdale Unitary Development Plan.
8.
To avoid damage to the public sewer in the interests of pollution prevention and to ensure compliance with Policy H2 of the Replacement Calderdale Unitary Development Plan.
9.
In the interests of pollution prevention and to ensure a satisfactory drainage system is provided and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
10.
To ensure proper drainage of the site and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
11.
To ensure proper drainage of the site and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
12.
To ensure proper drainage of the site and in the interests of pollution prevention and to ensure compliance with Policies H2 and EP14 of the Replacement Calderdale Unitary Development Plan.
13.
To prevent the increased risk of flooding and to ensure compliance with Policies H2 and EP20 of the Replacement Calderdale Unitary Development Plan.
14.
Unless otherwise agreed in writing by the Local Planning Authority, to avoid danger and inconvenience to highway users and to ensure compliance with Policies H2, BE5 and BE6 of the Replacement Calderdale Unitary Development Plan.
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